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(Local Government 

Act 1972, Schedule 

12A)  

Options Not applicable 

  

KEY DECISION: Options If yes, date of publication:  

 

 

1. Purpose of Report 

 

1.1 As well as needing to find sufficient land to meet the Borough’s housing needs in the local 

plan, it is also necessary to allocate land for future employment development.  The purpose of 

this report is to present to Cabinet options for the future provision of Employment Land in 

Hyndburn prior to the Council issuing the Publication Version of the Local Plan in Spring 2021.   

 

1.2 The report is intended to set out the direction of travel that the local plan is proposing to take 

with a view to addressing any concerns raised by members prior to the publication version of 

the plan being issued.  Plans illustrating the location of sites and their site reference numbers 

are appended.   

 

2. Recommendations  

 

2.1 That the Council seek to develop a strategy for employment land in the Local Plan that is 

based on the following approach:   

 

i. A connected housing and economic development strategy that is based on growth and 

a desire to meet the Borough’s housing and employment land requirements, taking into 

consideration the evidence base provided by GL Hearn (2016), Turleys (2017 and 

2019) and Aspinall Verdi (2019).   

 

ii. An employment strategy that remains consistent with the broad approach taken by the 

Core Strategy adopted in 2012 but reflects the changes described in this report and is 

based on the following objectives: 
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a. The provision of sufficient employment land; 

b. The identification and allocation of strategic employment sites at Frontier 

Park and Altham in the first instance, and in the longer term land at Whitebirk 

to the west of Rishton; 

c. An existing employment site strategy that protects good quality employment 

sites whilst allows the development of poor quality sites for other 

development, and; 

d. The development of a town centre strategy.   

 

iii. That the strategic employment site at Frontier Park will continue to make a contribution 

to the Borough’s Employment Land requirements during the plan period 2016-2036.   

 

iv. That the strategic employment site at Huncoat will not contribute towards future 

employment need but will be developed for housing as shown by the emerging 

Masterplan being developed for Huncoat Garden Village1.   

 

v. That land to the south of Altham Business Park contribute towards the Borough’s 

employment land requirements subject to measures being taken to mitigate the impact 

of the development to acceptable levels as described in this report.  This should be 

based around Sites 49, 60 and 218 described at Appendix 4.   

 

vi. That in the longer term, land at Whitebirk be identified as a potential strategic 

employment site subject to a masterplan being undertaken that prescribes the means 

by which this site can be developed in a sustainable manner.  This should be based 

around Sites 229, 230 and part of site 228 described at Appendix 2.   

 

vii. That the Local Plan will necessitate a review of Green Belt2.  The potential sites at 

Altham and Whitebirk are both in the Green Belt and in order for the Green Belt 

boundary to be changed in either of these locations it will be necessary for the Council 

to demonstrate that there are exceptional circumstances for this change.  This 

justification will be undertaken as part of the local plan preparation.   

 

2.2 These recommendations are based on current evidence for the Local Plan and should not 

prejudice the outcome of evidence that remains to be undertaken and which will need to be 

taken into consideration in the preparation of the Local Plan.   

 

2.3 This report is intended to provide an indication of the direction of travel that officers are seeking 

to take on Employment Land and it has been requested by the Leader of the Council.  Cabinet 

agreement to the recommendations set out above will allow officers to focus on the approach 

described.  This report does not represent policy and does not form part of the development 

plan.   

 
                                                      
1
 Notwithstanding this, the strategic employment site at Huncoat remains allocated  

2
 Although the Council has undertaken a Green Belt Assessment, the Local Plan will still necessitate a review of 

Green Belt.   
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3. Reasons for Recommendations and Background 

 

3.1 This report will consider the existing position with regard to employment land in Hyndburn 

before considering options for the future provision of land.  It will seek to do this within the 

context of national policy and local evidence.   

 

 National Planning Policy Framework (NPPF) 

 

3.2 NPPF advises that planning policies and decisions should help create the conditions in which 

businesses can invest, expand and adapt.  Significant weight should be placed on the need to 

support economic growth and productivity, taking into account both local business needs and 

wider opportunities for development.  The approach taken should allow each area to build on 

its strengths, counter any weaknesses and address the challenges of the future.  This is 

particularly important where Britain can be a global leader in driving innovation, and in areas 

with high levels of productivity, which should be able to capitalise on their performance and 

potential.  Paragraphs 80-82 of NPPF are set out at Appendix 1.   

 

 The Current Position – The Hyndburn Core Strategy 

 

3.3 One of the aims of the Core Strategy is: 

 

 “To create greater opportunities for all to access improved economic opportunities and to 

provide support for the local economy and higher wage employment.” 

 

3.4 The plan seeks to deliver this aim through the delivery of key employment sites, the allocation 

of sufficient employment land, a strategy to protect existing good quality sites and through a 

town centre policy.  The key elements of the economic strategy in the Core Strategy are 

illustrated below.   

 

 
 Fig 1.  The Economic Strategy in the Hyndburn Core Strategy, 2012.  Whilst the diagram above refers to 

strategic employment sites at Whitebirk and Huncoat, this would need to be modified to reflect the 

changes described in the report, i.e. to refer to Frontier Park, Altham and Whitebirk.  The policies listed 

in the bottom boxes are those in the existing Core Strategy.   

 

See Note below 
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3.5 The Core Strategy was adopted in 2012.  At the heart of the strategy was the allocation of two 

strategic sites at Whitebirk (Frontier Park) and at Huncoat.  Both of these sites were increased 

in size to provide additional employment land in a manner consistent with the strategy.  It was 

envisaged in the Core Strategy that the strategic site at Whitebirk would be developed during 

the first phase of the Core Strategy (2012-2017), and that the site at Huncoat would be 

developed in the second phase, subject to economic recovery following the recession.  Frontier 

Park is being developed as envisaged, but Huncoat is not, hence the need to find further land.   

 

3.6 The Core Strategy also provided for the allocation of an additional area of land on the southern 

flank of Altham Business Park, amounting to approximately 5ha.  This site has now been 

developed by Whatmore.  The approach taken by the Core Strategy is considered to be sound 

but needs amending to reflect the changes in circumstances described below.   

 

 A further strategic site… 

 

3.7 At the time Hyndburn Core Strategy was adopted, Pennine Lancashire Authorities had signed 

up to the Pennine Lancashire Multi-Area Agreement (MAA) which aimed to increase GVA and 

close the output gap between Pennine Lancashire and the United Kingdom.  In order to do this 

the MAA believed it was necessary to identify a further strategic site in the sub-region capable 

of attracting inward investment.  The Core Strategy3 recognised that one opportunity to meet 

this requirement was through an extension to the existing strategic employment site at 

Whitebirk.   

 

3.8 The Core Strategy recognised that a considerable amount of work would be needed prior to 

making any firm proposals and recognised the need for further work which included the need 

to4: 

 Testing the assumption that this is the only viable option to create a strategic site 

capable of attracting investment in the key target sectors.   

 Potential of the development to reduce the out-commuting of skilled residents. 

 The ability to ensure high levels of public transport accessibility. 

 Ability to maximise employment opportunities for local residents. 

 The ability to protect and enhance major environmental, historic and resource 

assets. 

 The ability of the site to be developed in a way that preserves the function of Green 

Belt, with regard to separation of urban areas. 

 The ability to ensure the integration of the development with the landscape meets 

high environmental standards. 

 An assessment of the impacts in relation to the sterilisation of the underlying coal 

resource, along with consideration of whether the prior extraction of this resource 

would be appropriate.   

                                                      
3
 See paragraph 5.72 of the Hyndburn Core Strategy.   

4
 The first seven of these bullet points are set out in the MAA, the eighth was added at the request of The Coal 

Authority in compliance with MPG 3. 
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 Demonstrate that the development would not be at an unacceptable risk of flooding 

from Knuzden Brook and that the development will not exacerbate flooding 

elsewhere. 

The Aspinall Verdi study (2019) has assessed the site at Whitebirk and Altham against the 

main criteria listed above.  Their assessment is included at Appendix 2 and Appendix 4.   

3.9 The Hyndburn Core Strategy5 anticipated that the above work would be carried out within the 

plan period but that bringing forward such a site would occur after the plan period and that a 

review of the Green Belt Boundary in this location would be needed.  Although the Hyndburn 

Core Strategy did not specifically identify a site, the Blackburn with Darwen Core Strategy 

identified land to the west of Rishton (in Hyndburn) as a strategic employment site.   

 

 Developments since the adoption of the Core Strategy in 2012 

 

3.10 Outline planning permission6 was granted in 2015 for the development of Frontier Park at 

Whitebirk on the west side of Hyndburn in close proximity to J6 of M65.  The site was 

subsequently sold to Eurogarages and a number of reserved matters and full planning 

applications have been submitted for the development of the site.  A number of plots have now 

been completed and are occupied.  Planning permissions have now been granted across the 

site.  The majority of the buildings are occupied by distribution companies.  Frontier Park 

comprised 35ha of employment land and it is envisaged that it will be completed within the next 

five years, possibly sooner.   

 

3.11 The strategic employment site on the east side of Hyndburn at Huncoat was originally identified 

as employment land by the Hyndburn Local Plan in 1996.  The size of the site was increased 

by the Core Strategy in 2012 and at the time access was to be provided through the 

development of a link road that stretched between Burnley Road / A56 and Bolton Avenue, 

known as the Whinney Hill Link Road.  As well as serving the strategic employment site at 

Huncoat, the Link Road also served the strategic housing site on the former Huncoat Colliery 

site.   

 

3.12 Lancashire County Council originally intended to fund the development of the Link Road, but 

funding was cancelled during austerity.  This decision meant that the Link Road would have to 

be funded by developers or through other sources.   

 

3.13 In November 2016 the Pennine Lancashire Housing Zone was designated by Government and 

Huncoat was identified as Hyndburn’s Housing Zone Site.  As a means of delivering housing at 

Huncoat, a tender brief was prepared in consultation with Homes England to guide the 

appointment of consultants to prepare a Masterplanning Framework for the Huncoat Housing 

Zone.  This was prepared in the context of the extant planning policy framework.  Tender 

submission were made in Spring 2018 and shortly afterwards Arcadis were appointed as 

consultants to prepare the Masterplan.   

 

                                                      
5
 Para 5.73 of the Hyndburn Core Strategy.   

6
 Planning permission reference 11/15/0154 was granted on 25

th
 August 2015. 
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3.14 Although initial options sought to develop housing alongside the strategic employment site at 

Huncoat, it became apparent to the Master-Planning team that it was not feasible to develop 

the Council’s premier housing site alongside a strategic employment site.  Modern employment 

sites attract heavy goods traffic on a 24 hour basis and require large buildings, neither of which 

sit comfortably in close proximity to housing.  The owners of both the former power station site 

and neighbouring land (allocated as the strategic employment site) also favoured the 

development of housing.  At present the Council is seeking to develop 4,320 homes up to year 

2036 and Huncoat provides the best opportunity to provide large development sites that could 

provide this number and quality of housing. 

 

3.15 The decision was therefore taken in 2019 that the Masterplan should focus on housing 

development and not try to reconcile two conflicting land uses – housing and employment.   

 

3.16 The consequence of this decision is that the Council will need to find additional land for 

employment development to compensate for the loss of the Strategic Employment Site at 

Huncoat.  This represents a significant planning policy change, the strategic employment site 

at Huncoat extending to almost 30ha (28.48ha).   

 

 Where to now? 

 

3.17 The Council recognise the importance of new housing development and connected with this is 

the need to ensure that adequate employment land is provided to support the local economy / 

local businesses in support of the housing strategy, i.e. to provide jobs.  The amount of 

employment land proposed by the local plan will be related to the number of houses being 

proposed.   

 

3.18 A joint Housing and Economic Development Assessment was undertaken by GL Hearn for 

Hyndburn and Blackburn with Darwen Borough Council in 2018.  This found a requirement for 

58.7ha of employment land in Hyndburn over the period 2016 to 2036, equating to 1ha B1 

(Office), 22.3ha B2 (manufacturing) and 35.4ha of B8 (warehousing and distribution).   

 

3.19 The Employment Land Assessment 20167 that the Borough had sufficient land to meet future 

employment needs.  The need for employment land ranged from 13.9ha (Labour demand 

model) to 56.7ha (past take up model) and at that time there was estimated to be 63ha of land 

available for development.  It is clear from these figures alone that the development of Frontier 

Park (33.78ha) and the loss of Huncoat Strategic Employment Site (28.48ha) totalling 62.26ha 

represent a significant change.   

 

3.20 Although areas of Frontier Park (Whitebirk) remain available, this position is not expected to 

last long.  The development of the Strategic Employment site at Huncoat for housing, now 

means that it is necessary to find new sites for employment development.   

 

 The Search for Employment Land 

                                                      
7
 Undertaken by Turleys.   
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3.21 One of the key requirements for new employment sites is that they should have a ready access 

to the M65 motorway and be in a desirable location for developers.  Large numbers of heavy 

goods vehicles should not travel through established residential areas.  There are three 

motorway junctions that should be considered. 

 

 M65 Junction 6 – See Appendix 2 

 

3.22 This junction not only serves the Frontier Park site currently being developed by Eurogarages, 

but considerable land in east Blackburn that has been developed for a variety of commercial 

and employment uses.  A number of potential employment sites have been put forward under 

the call for sites which are set out in the map and table at Appendix 2.  An assessment of the 

attractiveness of the site to developers by Aspinall Verdi in 2019 is attached at Appendix 2.   

 

3.23 All the sites in this location are on land designated as Green Belt.  It is not possible to access 

Site 106 so this can be discounted.  Site 105 abuts residential properties on the south side of 

Blackburn Road and the site protrudes into the Green Belt making it less desirable for 

employment development.   

 

3.24 Commercial interest has been expressed in Sites 229 and 230 and when considered alongside 

part of Site 224 there is a potential site of a size that could be a strategic site.  These sites are 

in the Green Belt and there are a number of constraints that would need to be addressed 

including highways, layout (due to pylons) and ecology.  The landscape impact would also 

need to be addressed and mitigated and a new bridge is required to access Site 230.   

 

 M65 Junction 7 – See Appendix 3 

 

3.25 J7 serves the J7 Business Park and Petre Road Industrial Estate as well as sites in Clayton-

Le-Moors and Accrington.  Land remains available on the western flank of J7 Business Park 

(Site 9) and this could be extended through the inclusion of a portion of Council owned land 

(Site 134).  Site 134 is in Council ownership and is in proximity to residential development, if 

identified for employment uses it should therefore be developed in a way that would not impact 

on residential amenity, for example as office development or for use as car parking with 

landscaping.   

 

3.26 Site 107 on the west side of Dunkenhalgh Way is in a potentially good location, but the 

topography is undulating and it would be difficult to develop large industrial buildings of the 

type found on employment sites across east Lancashire.  The site is also in the Green Belt.  It 

should be noted that the Aspinall Verdi also believed Moorfield Industrial Estate to be a good 

site with potential for expansion, however, the development of Moorfield would direct higher 

numbers of heavy goods vehicles through the traffic light junction at the Hare and Hounds that 

suffers from air quality issues.   

 

 M65 Junction 8 – See Appendix 4 
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3.27 Altham Business Park is a successful business park that has proved attractive to business.  It 

was initially developed as an Enterprise Zone in the 1980’s but the sites within the business 

park have steadily been developed and there is now little space available for companies to 

develop or expand into.  Altham Business Park was extended by 5ha in 2012 when the Core 

Strategy was adopted but this extension has now been partially developed and planning 

permission granted for development of the remainder.   

 

3.28 Sites 49, 60 and 218 comprise land on the southern side of Altham Business Park and extend 

to the Leeds and Liverpool Canal.  Although together they have a gross area of approximately 

40ha, the net developable area will be less taking into account the need to provide landscaping 

along the Leeds and Liverpool Canal and protect the amenity of a small number of residential 

properties.  The sites are also in the Green Belt and there are areas of ecological importance 

that would have to be taken into consideration.  An assessment of the attractiveness of the site 

to developers undertaken by Aspinall Verdi in 2019 is attached at Appendix 4.   

 

3.29 Sites 49, 60 and 218 are also in close proximity to Huncoat Garden Village.  It is proposed to 

develop high quality housing at Huncoat and there would be sustainable benefits associated 

with the development of employment land in proximity to the housing land provided there are 

good connections between the two areas.  Whilst it would not be desirable to see heavy goods 

traffic travel through Huncoat to Altham, improved pedestrian and cycle connectivity would 

facilitate more sustainable patterns of travel.   

 

3.30 Although J8 of M65 is just outside the Borough boundary, it is likely to be used by heavy goods 

vehicles travelling to and from Altham Business Park.  The traffic signal junction at A6068 / 

A678 Blackburn Road would also see an increase in traffic if Altham Business Park is extended 

and there will also be a need to ensure that the A678 / Altham Lane roundabout at The Walton 

Arms can operate safely.  Improvements to highway infrastructure may therefore be required.   

 

3.31 Land between Clayton-Le-Moors and Altham has also been put forward for development, sites 

210-212 inclusive.  Whilst together these sites comprise an area that would meet future needs 

the sites do not relate well to the urban area and would represent a significant incursion into 

the Green Belt, effectively merging the two settlements of Clayton-Le-Moors and Altham.   

 

 Other Sites 

 

3.32 There are a number of smaller sites in the urban areas of Hyndburn that can contribute 

relatively small areas of land towards the Borough’s overall employment land need, but the 

size of these sites will not make a significant contribution to land supply.   

 

 Conclusions 

 

3.33 The allocation and development of employment land is vital for the local economy.  The 

development of Frontier Park at Whitebirk is expected to create 1,900 jobs (not including 

construction) and generate significant level of inward investment for the sub-region.  If the aim 
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of the Local Plan is to develop good quality family homes, it is important that there are good 

quality jobs for the residents.   

 

3.34 The Strategic Employment Site at Huncoat has been allocated for employment development 

since 1996 when the Hyndburn Local Plan was first adopted.  The site remains undeveloped 

and the current owners are seeking to develop housing on the site.  To benefit the community 

and the economy allocated sites should be developed within a reasonable period and if they 

are not, then a different approach should be taken.   

 

3.35 Frontier Park will continue to make a contribution to Hyndburn’s employment land 

requirements, but with the loss of the site at Huncoat additional land is required.  Altham 

Business Park is perhaps the Borough’s most successful business location and little or no land 

remains for development.  Extending the business park would complement Huncoat Garden 

Village and should be accessible from the Borough’s prime housing site.   

 

3.36 Towards the end of the plan period further land could be developed at Whitebirk although it is 

recommended that more detailed work is undertaken to determine how best to develop this 

area.   

 

3.37 All the sites considered are located in the Green Belt.  If sufficient land is to be provided to 

meet the Borough’s employment land requirements land will need to be taken out of the Green 

Belt.   

 

 Local Plan Update 

 

3.38 The Planning Policy team are currently shortlisting the final set of proposed allocations, 

including housing, employment and Gypsy and Traveller sites.  This work will identify the 

potential developable area of sites and provide an indicative capacity of dwelling numbers, 

employment floorspace or, for Gypsy and Traveller sites, the number of pitches which could be 

accommodated.  Some further detailed assessment will need to carried out, for example to 

assess flood risk, and liaison with landowners and/or developers will take place.  In the 

meantime, however, a list of proposed sites should be available during October. 

 

3.39 Alongside this, preparation is ongoing for the Regulation 19 consultation which is due to take 

place in May/June 2021.  This will involve publication of the proposed Site Allocations and 

Strategic Policies DPD (including a Policies Map, showing proposed allocations and policy 

designations) and a set of background papers which will provide further information and 

justification for the proposed development strategy.  Completion of further evidence base work 

will also take place over the coming months, including the Highways Capacity Study, 

landscape and heritage assessments of relevant sites and finalising the open space audit.  A 

draft of the Huncoat Masterplan is due by December 2020 and, once agreed, this will be 

incorporated into the proposed Local Plan. 

 

3.40 It is likely that the Government will issue a new Standard Methodology for calculating housing 

need in early 2021 so the timetable will need to take this into account.  
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4. Alternative Options considered and Reasons for Rejection 

 

4.1 A number of alternative sites have been considered as part of this process.  Sites put forward 

through the call for sites have been assessed using a variety of criteria and against other 

evidence collected as part of the local plan process.   

 

4.2 The Council will be collecting further evidence on sites as part of the local plan process, for 

example highway assessments, and if this evidence indicates that the approach described in 

this report should be changed a follow up report will be presented to members.   

 

5. Consultations 

 

5.1 Developer interest has been expressed in a number of these sites.  This is set out in the report.   

 

5.2 Informal discussions have been held with Altham Parish Council in relation to an extension to 

Altham Business Park who expressed a desire to ensure that the Walton Arms roundabout and 

A678 / A6068 junctions continue to operate safely and within capacity.   

 

6. Implications 

 

Financial implications (including any 

future financial commitments for the 

Council) 

 

None.  The purpose of this report is to establish a 

direction of travel in relation to employment land 

in the Local Plan.   

Legal and human rights implications 

 

None.  Human rights and legal implications will be 

addressed through the local plan.  This report 

does not represent policy but seeks members 

views on the approach described.   

Assessment of risk 

 

There is a risk that further evidence may suggest 

that the approach described is not appropriate.     

Equality and diversity implications 

A Customer First Analysis should be 

completed in relation to policy decisions 

and should be attached as an appendix 

to the report.  

 

Not necessary, this is not a policy decision.  A 

Customer First Analysis will be completed at the 

appropriate time.   

 

 

7. Local Government (Access to Information) Act 1985: 

List of Background Papers  

 

7.1 Copies of documents included in this list must be open to inspection and, in the case of 

 reports to Cabinet, must be published on the website.  

http://hyntranet/index.php?option=com_remository&Itemid=80&func=startdown&id=1407
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 Employment Land Evidence 

 

 Hyndburn Employment Land Study 2016 

 https://www.hyndburnbc.gov.uk/download-package/employment-land-study-2016/ 

 

 Hyndburn Housing and Economic Need Assessment 2018 

https://www.hyndburnbc.gov.uk/download-package/housing-and-economic-need-assessment-

2018/ 

 

Hyndburn Employment Land Update 2019  

Not yet published on-line.   

 

National Planning Policy Framework 

https://www.gov.uk/government/publications/national-planning-policy-framework--2 

 

Green Belt Evidence 

 

Hyndburn Green Belt Assessment 

https://www.hyndburnbc.gov.uk/download-package/hyndburn-green-belt-assessment/ 

 

All other evidence base work and site information relating to the call for sites can be found on 

the Council’s website.   

 

8. Freedom of Information 

 

8.1 The report does not contain exempt information under the Local Government Act 1972, 

Schedule 12A and all information can be disclosed under the Freedom of Information Act 2000. 

  

https://www.hyndburnbc.gov.uk/download-package/employment-land-study-2016/
https://www.hyndburnbc.gov.uk/download-package/housing-and-economic-need-assessment-2018/
https://www.hyndburnbc.gov.uk/download-package/housing-and-economic-need-assessment-2018/
https://www.gov.uk/government/publications/national-planning-policy-framework--2
https://www.hyndburnbc.gov.uk/download-package/hyndburn-green-belt-assessment/
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Appendix 1 National Planning Policy Framework 

 

6.  Building a strong, competitive economy  

 

80.  Planning policies and decisions should help create the conditions in which businesses can 

invest, expand and adapt.  Significant weight should be placed on the need to support 

economic growth and productivity, taking into account both local business needs and 

wider opportunities for development.  The approach taken should allow each area to 

build on its strengths, counter any weaknesses and address the challenges of the 

future.  This is particularly important where Britain can be a global leader in driving innovation, 

and in areas with high levels of productivity, which should be able to capitalise on their 

performance and potential. [emphasis added] 

 

81.  Planning policies should:  

 

a)  set out a clear economic vision and strategy which positively and proactively 

encourages sustainable economic growth, having regard to Local Industrial Strategies 

and other local policies for economic development and regeneration;  

b)  set criteria, or identify strategic sites, for local and inward investment to match the 

strategy and to meet anticipated needs over the plan period;  

c)  seek to address potential barriers to investment, such as inadequate infrastructure, 

services or housing, or a poor environment; and  

d)  be flexible enough to accommodate needs not anticipated in the plan, allow for new and 

flexible working practices (such as live-work accommodation), and to enable a rapid 

response to changes in economic circumstances.  

 

82.  Planning policies and decisions should recognise and address the specific locational 

requirements of different sectors. This includes making provision for clusters or networks of 

knowledge and data-driven, creative or high technology industries; and for storage and 

distribution operations at a variety of scales and in suitably accessible locations  
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 Appendix 2 Potential Employment Sites in Proximity to J6 M65 

 
Ref Area 

ha 
Name / Description Constraints Observations 

105 7.42 Land south of Blackburn Road, 
Rishton.   

Green Belt 
Residential development 
Highway Capacity 

Site in close proximity to 
residential development.   

106 9.7 Whitebirk Moss - Land between 
Blackburn Road and M65 
Sliproad.   

No suitable access   
Green Belt 

No suitable access.   

228 7.3 Land south of Blackburn Road, 
Whitebirk.  7.3ha 

Green Belt 
Highway Capacity 

Potentially suitable but for a 
reduced area.   

229 18.1 Land between Blackburn Road 
and Sidebeet Lane.  

Green Belt 
Woodland 
Electricity Pylons 
Highway Capacity 

Attractive site for developers 
when considered with sites 
228 and 230.   

230 20.7 Land north of Railway Line off 
Sidebeet Lane.  

Green Belt 
Railway Bridge required or 
Canal Bridge.   

Potentially attractive site 
when considered with sites 
228 and 229 but need for 
new bridge to access.   

 

 
 

 

 

 

 

 

230 

229 

105 

228 

106 
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Aspinall Verdi Report on Whitebirk 2019 

 

Summary 

 

Large expansion site across the junction from Frontier Park. Location will be suitable for 

logistics, manufacturing, some offices, plus higher value uses to help viability pressures for 

opening up the site. Constraints include change in levels, access, values and overhead power 

cables.  High Quality Employment site in location suitable for the requirement of the key target 

sectors.   

 

The existing Whitebirk is a site that has a long history with a previous designation as a Regional 

Strategic Site by the NWDA.  It is Hyndburn’s and Blackburn’s largest employment/ commercial 

development; located in an extremely prominent location adjacent to Junction 6 of the M65 motorway.  It 

is a 90-acre site, creating an estimated 1,990 new jobs. Hyndburn, Blackburn with Darwen and 

Lancashire County Council recognise Whitebirk as a strategic employment site for the sub-region. 

 

Commercially known as Frontier Park, the completed development will provide around 1 million sq. ft of 

new warehouse and industrial buildings.  The scheme can provide units from 100,000 to 400,000sq.ft. 

The aim is to deliver a high-quality development that will attract national and international companies to 

Lancashire.  There is an element of mixed-use, with two drive through restaurants, a 150-bedroom hotel 

and conference / banqueting centre. These provide facilities for the occupiers of the estate and also 

service the wider population of Blackburn and East Lancashire.  

 

The site represents a large expansion site across the junction from Frontier Park. This location will be 

suitable for logistics, manufacturing, some offices. It is considered that the allocation of additional land 

would contribute to further economic growth and job creation in this highly sustainable employment 

location. 

 

Market Attractiveness 

 

The successful development of Frontier Park demonstrates why Whitebirk was a Strategic High Quality 

Employment Site. It demonstrates all of the qualities required by modern industry. It is large, next to a 

motorway junction, it provides rapid access to the town centre and the surrounding region, it is 

accessible to workers and gives access to markets. The strategic site option being assessed by 

Hyndburn Borough Council shares these characteristics. 

 

We would summarise its strengths and weaknesses as follows: 

 

Strengths 

 Motorway junction adjacent 

 Large site in single ownership 

 Access to markets – Manchester/ M6 corridor 

 Accessible to workforce 

 Attractive to logistics, manufacturing, energy and services; 
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 Higher value opportunities 

 

Weaknesses 

 Sloping topography limits size of unit 

 High infrastructure costs lead to viability issues 

 Historic low demand for this size of site in the location 

 Competing sites in more attractive locations on M6 (or M62) corridor 

 

Potential Growth Sectors 

 Aerospace 

 Advanced Engineering and Manufacturing 

 Energy & Environmental 

 

Alignment With Core Strategy Criteria  

 

There is strong alignment with Core Strategy Criteria and development at this location should be 

encouraged. The council should look to develop and sustain good access by public transport. 

 

Attract investment in key target sectors 

Given the wide-ranging nature of the advanced manufacturing, energy and aviation sectors, the property 

requirements of companies would be diverse. However, we would expect there to be a demand for 

Logistics, Light industrial, Manufacturing Premises; limited high-quality offices.   

 

Reduce the out-commuting of skilled residents 

Hyndburn needs more high-quality employment space to be able to service potential enquiries from not 

only local businesses, but also those in different parts of Lancashire and the North West. The 

development of such space here can provide for these companies and reduce the need for out-

commuting. 

 

Ensure high levels of public transport accessibility 

The site is on bus routes, but is a distance from the nearest railway station at Rishton.  It may be 

necessary to ensure a bus service through the planning system. 

 

Maximise employment opportunities for local residents 

The size and capacity of the site can provide for a range of building sizes and specifications. These 

buildings can provide potential employment space for manufacturing, logistics, offices and ancillary 

service uses. These can provide jobs from unskilled to NVQ Level 5. 
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 Appendix 3  Potential Employment Sites in Proximity to J7, M65 

 
Ref Area 

ha 
Name / Description Constraints Observations 

9 4.0 J7 Business Park None Allocated for employment  

134 
 

1.14 Land to rear of Collingwood and 
J7 Business Park 

Proximity to residential 
development.   

Unsuitable for large scale 
employment development.  

100 
 

3.64 Land between Blackburn Road, 
Dunkenhalgh Way and M65 

Green Belt 
Ecology 
Residential Development 
near-by 

There would be a need to 
protect residential amenity.  
Trees and woodland may 
limit opportunities.   

101 
 

6.7 Land north of Blackburn Road 
adjoining Hyndburn Brook 

Topography 
Green Belt 
Ecology 

Steep valley side, sensitive 
Green Belt.  Unsuitable.   

107 22.1 Land between M65 and 
Dunkenhalgh Way.   

Green Belt 
Access / UU Infrastructure 
Topography 
Ecology  

A large site in a potentially 
good location but undulating 
topography would make it 
difficult to develop for large 
units.   
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 Appendix 4 Potential Employment Sites in proximity to J8 M65 

 
Ref Area 

ha 
Name / Description Constraints Observations 

49 15.3 
 

Houghton Barn Farm Green Belt / Landscape 
Residential development  
Leeds and Liverpool Canal 
Ecology 
Highway Capacity Issues 
Public transport 

Need to protect residential amenity 
and landscape along Leeds and 
Liverpool Cabal but potentially 
attractive site.  Need to address 
highway capacity issues.  Close to 
Huncoat Garden Village.   

60 13.4 
 

Land lying west of 
Altham Lane, south of 
Barnfield 

Green Belt / Landscape 
Leeds and Liverpool Canal 
Highway Capacity Issues 
Adjacent to woodland 
Public transport 

Potentially attractive site for 
employment development subject 
to constraints being addressed.  
Close to Huncoat Garden Village.  

218 12.4 
 

Land to west of Altham 
Lane 

Green Belt / Landscape 
Leeds and Liverpool Canal 
Highway Capacity Issues 
Public transport 

Potentially attractive site for 
employment development subject 
to constraints being addressed.   
Close to Huncoat Garden Village.   
Market interest.   

210 
 

11.3 
 

Land at Moorside Farm 
2, South of Canal. 

Green Belt / Landscape 
Highways Capacity Issues 
Leeds and Liverpool Canal  
Poor Quality Moorfield 
Industrial Estate.   
Air Quality – Hare and Hounds 

Significant impact on Green Belt 
and poor relationship with existing 
urban areas.   
It would not be desirable for 
additional heavy goods traffic to go 
through the Hare and Hounds 
junction.   

211 15.2 Land at Moorside Farm 
2, North of Canal.   

212 18.0 Land at Moorside Farm 
3. 

 

 
 

60 

218 49 

212 

211 

210 
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 Aspinall Verdi Report on Altham 2019 

 

 Summary  

 

 Established and popular employment park with a range of occupiers working in a range of 

sectors.  Most are in logistics or manufacturing. Challenging topography, which may give 

viability issues, but in market terms, if it can be extended it should be. Site suitable for the three 

target sectors.  High Quality Employment site in location suitable for the requirement of the key 

target sectors.  

 

In Lancashire, Altham is viewed as a high-quality business park which has been very successful with a 

mixture of international, national and local companies.  Its occupiers include manufacturing, distribution 

and service type uses. 

 

Market Attractiveness 

 

The site has many qualities that make it an attractive location and a key part of Hyndburn’s offer to the 

market. It fulfils many of the criteria that is looked for from investors and expansion of the offer should be 

encouraged. It has good proximity to the main road network, it is in an attractive setting, we assume that 

it has good ICT cabling and offer broadband connectivity. As it is an established location, we would 

expect that the utilities capacity is able to support new development by providing adequate power. 

 

We would summarise its strengths and weaknesses as follows: 

 

Strengths 

 Accessibility to markets – central location on M65 means it can service a large area of the 

county and the M6/ Port of Liverpool. There is also rapid access to Manchester via the A56/ 

M66. 

 Attractive Pennine Lancashire setting 

 Easily reached by skilled workforce  

 Central location should give good level of demand and viable rents 

 

Weaknesses 

 Sites close to M65 are best suited to distribution and logistics, as well as Value Added growth 

sectors 

 Steeply sloping land means that plateauing will be necessary and this will have considerable 

costs. This will lead to viability challenges. 

 Little public transport accessibility 

 

Potential Growth Sectors 

 Advanced Manufacturing 

 Energy 

 Aviation 
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Alignment With Core Strategy Criteria  

 

There is strong alignment with Core Strategy Criteria and development at this location should be 

encouraged.  The council should look to develop and sustain good access by public transport. 

 

 Attract Investment in Key Target Areas 

 Given the wide-ranging nature of the core and potential growth sectors, the property requirements of 

companies would be diverse.  However, if this large employment site is to be developed, we would 

expect there to be a demand for the following uses. Logistics/, Manufacturing Premises; Light industrial; 

Offices – medium quality. 

 

 Reduce the out-commuting of skilled residents 

 Much of Hyndburn’s current stock of buildings is quite old and often in poor locations that are not 

suitable for the requirements of modern industry. If new space can be created here, it will help to keep 

existing businesses in the borough and also include others to relocate into.  Modern space will be 

suitable for higher value businesses. 

 

 Ensure high levels of public transport accessibility 

 The expansion land is a considerable distance from existing bus routes. The nearest railway station is 

Huncoat.  A dedicated bus service that links the station to this expansion land should be provided as part 

of the planning permission.  

 

 Maximise employment opportunities for local residents 

 The capacity of the site can provide for a range of building sizes and specifications.  These buildings can 

provide potential employment space for manufacturing, logistics, offices and ancillary service uses. 

These can provide jobs from unskilled to NVQ Level 5 

 

 

 

 


