
Calderdale MBC  

14 Wards Affected All 

Cabinet 15th January 2018 

Clifton Business Park Development – Land acquisition and deployment of 
Compulsory Purchase powers as necessary to facilitate development of land for 
employment use 

 
Report of the Director, Regeneration and Strategy 
 
 
1. Purpose of Report 
 
1.1 Members are asked to approve the principle of land acquisition to deliver a 

business park and associated transport infrastructure on land off the A644, 
Wakefield Road, Brighouse. The acquisition being subject to the provision of funds 
by West Yorkshire Combined Authority (WYCA). 

 
1.2 Members are also asked to approve the use of Compulsory Purchase Order (CPO) 

powers in principle, subject to a further Cabinet approval once the relevant 
compulsory purchase documentation has been prepared. These powers will be 
used in parallel with the process to acquire the land by negotiation. 

 
 
2. Need for a decision 
 
2.1 In principle approval for land acquisition is required to support the Business Case 

being put to WYCA for funds.  Costs incurred following this Business Case approval 
will be reimbursed in full by the West Yorkshire Combined Authority (WYCA), from 
Growth Deal funds assigned for Clifton Enterprise Zone development. 

 
2.2 An in principle decision from Members is required for CPO action as this is outside 

officer delegation. 
 
 
3. Recommendation 
 

It is recommended: 
 
3.1 That Cabinet supports the action being taken by Officers to progress the 

development of the Clifton site and the submission of an Outline and Full Business 
Case to the West Yorkshire Combined Authority (WYCA) for approval. 

 
3.2 That in principle use of Compulsory Purchase Orders under Part IX Section 226 of 

the Town and Country Planning Act 1990 and all other enabling powers as 
appropriate in relation to the purchase of land and all relevant interests for delivery 
of Clifton Business Park /Enterprise zone, shown within Appendix A, with the 
Statement of Reasons contained within Appendix B is approved. 
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3.3 That delegated authority is granted to the Director of Economy and Environment, 
the Head of Democratic and Partnership and Head of Finance, in consultation with 
respective Portfolio Holders, to progress relevant details, legal and funding 
agreements. 
 

3.4 That further reports as required be presented to Cabinet. 
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4. Background and/or details 
 
4.1 The subject land 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, with a 
notable gradient sloping from north east to south west. 

 
4.2 The northern and western boundaries of the Order Land 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. 

 
4.3 The Order Land has a history of mining and railway use but currently appears as 

‘green field’ 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. 

 
4.4 There are three identifiable land interests in the Order Land, by far the largest 

portion (Over 95%) being in the hands of Wharfedale Finance. The other two much 
smaller interests are in the hands of private individuals. 

 
4.5 The subject land was designated as a New Employment Site in 2006 by the current 

statutory development plan but despite this development plan noting “Of the new 
employment sites allocated in Policy E3 it is considered that only the Wakefield 
Road site at Clifton (EM42) could potentially fulfil the characteristics of a regionally 
significant ‘premium’ employment site” this land remains undeveloped. Hence the 
benefits of a regionally significant employment site have not been enjoyed by 
Calderdale, as yet. 

 
4.6 As a means of prompting development CMBC proposed this land be assigned 

Enterprise Zone (EZ) status and this was subsequently agreed by the Secretary of 
State for Communities and Local Government and announced by the Chancellor in 
the Spending Review and Autumn Statement 2015. 

 
4.7 Following the EZ designation CMBC has worked closely with the West Yorkshire 

Combined Authority (WYCA) to proactively facilitate site development. Pooled 
resources (£80K for LEP/WYCA and £10K from CMBC) were put into a study of the 
site, drawing up a masterplan for site development, identifying the size of financial 
intervention necessary and formally valuing the land to inform acquisition 
negotiations. 

 
4.8 The Clifton Business Park masterplan based on a preliminary levels survey and site 

investigation, shows a major business park development with a predominance of 
manufacturing. It identifies the potential for a total of over 529,000 sqft (49,177 sqm) 
gross internal area (GIA) of floorspace on the site and the capacity to accommodate 
up to 1300 manufacturing type jobs. 

 
4.9 Clifton Business Park has the potential to address the pent-up 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. 
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4.10 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 WYCA as one of the 
schemes forming the West Yorkshire plus Transport Fund. 

 
4.11 It will fill and make productive use of a site that currently has very a limited 

agricultural application, creating green corridors on the undevelopable parts to 
improve biodiversity whilst sustainably managing surface water run-off. 

 
4.12 In identifying if any financial intervention is necessary to bring the site forward, the 

study has clarified the primary reason why commercial developers alone have not 
been able to progress this site. Comparison of the value of the site assessed as 
usable development land with the costs of the ‘abnormal’ infrastructure works 
necessary to bring the site up to usable status returns a negative value, dissuading 
commercial developer interest. 

 
4.13 This residual valuation clarifies that significant gap funding, to address the 

‘abnormal’ infrastructure costs, would be required for the site to be brought into 
commercial viability. 

 
4.14 The size of public sector intervention required to address the abnormal 

infrastructure costs is too large to spend on property held in private hands without 
distorting economic competition and impinging state aid rules, hence the 
requirement to bring the land into public ownership. 

 
4.15 The study included a valuation to inform acquisition negotiations, which due to a 

standard residual valuation method producing a negative figure, has been done by 
considering the value of comparable pasture land whilst adjusting for the less than 
prime quality of the subject land in addition to its hope value due to its employment 
use classification. This has led to an opinion (in accordance with RICS Professional 
Standards (the “Red Book”)) on market value of the freehold interest being given as 
£685,000. 

 
4.16 With the need for gap funding identified and the study providing data for external 

funding applications, an award of £4.5M of National Productivity Investment 
Funding has been secured from the Department for Transport for transport 
infrastructure works on the subject land. In order to bring forward the long awaited 
development of this site for employment use, and to meet the delivery timescales of 
available finance, it is necessary to acquire the subject land without delay, hence 
this need for Cabinet approvals.  

 

 
5. Options considered 
 
5.1 The alternatives to the recommended decisions are: 
 
5.1.1 WYCA acquiring the land shown at Appendix A 
 
5.1.2 CMBC working with the majority landowner on a joint development, without the 

public sector acquiring the land (The landowner would provide the land, the private 
sector would provide the development funding) 
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5.1.3 Not seeking approval to make a CPO order and thus rely on negotiation alone for 
land acquisition 
 

5.1.4 Not acquiring the land shown at Appendix A at all. 
 

5.2 WYCA is uncertain of its ability to own land, hence without any precedent or 
procedures in place they are currently unable to commit to owning  the land shown 
in Appendix W. 

 
5.3 CMBC Legal recommendation is that site acquisition by the public sector is the only 

way to avoid State Aid issues stalling site development due to the disproportionately 
large value of the investment in the land required. As previously stated in para 4.14 
– the extent of public sector intervention required to address the abnormal 
infrastructure costs on this land is too large to spend on land or property held in 
private hands without distorting economic competition. 

 
5.4 Ongoing land acquisition negotiations led by consultants on behalf of WYCA and 

CMBC have engaged the landowners of the land shown at Appendix A.  Whilst the 
comparative valuation of the land described at para. 4.15 is £685,000, negotiations 
have indicated that the landowner’s hope value is significantly more.  Given the 
disparity in values it is unlikely that acquisition of the land will be achieved through 
negotiation alone. 

 
5.5 The Clifton EZ site offers the greatest capacity to accommodate jobs growth in the 

area.  Failure to acquire and deliver the site will significantly constrain Calderdale’s 
ability to attract new jobs and risks losing existing businesses from the area due to 
a lack of space to expand. 

 

 
6. Financial implications 
 
6.1 The Leeds City Region Growth Deal includes funding of £20m to develop the 

existing Leeds Aire Valley Enterprise Zone and the M62 Corridor. Of this sum, 
funding of £5.9m has been set aside by the WYCA to develop the Clifton EZ site. 

 
6.2 Subject to the approval of the Councils Full Business Case by the WYCA, it is 

anticipated that £2.750m of this sum will be required to fund land acquisition costs, 
detailed design and transport infrastructure, leaving the balance available to support 
the wider development of the site. 

 
6.3 In addition to the above allocation of funding from the Growth Deal, the Council has 

also been awarded £4.5m of National Productivity Investment funding from the 
Department for Transport to provide walking, cycling and highway access on the 
site. Prior to the commencement of work, the Council’s Full Business Case will have 
to be approved by the WYCA. 

 
6.4 In order to access the above funding and progress the relevant aspects of the 

scheme the Council is required to submit and obtain Outline and Full Business 
Case approval from the WYCA. Only when the necessary approval has been 
received from the WYCA Investment Committee will the Council seek to agree land 
acquisition costs with the relevant landowners and/or progress other aspects of the 
development. 
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6.5 It is anticipated at this stage that the Council’s initial proposals for the site will be 

considered by the WYCA Investment Committee in June 2018. 
 
 
7. Legal Implications 
 
7.1 Any land required in order to implement the scheme which cannot be acquired by 

negotiation with landowners is likely to require a compulsory purchase order to 
enable delivery of the scheme. To ensure a timely resolution, compulsory purchase 
order documentation will be prepared in parallel with ongoing negotiations. If it is 
confirmed that a compulsory purchase order is required and is justified, further 
approval will be sought from Cabinet to make and implement that order. 

 
7.2 The Council has power to compulsory purchase land under section 226(1)(a) of the 

Town and Country Planning Act 1990 if the Council thinks that the acquisition will 
facilitate the carrying out of development, re-development or improvement on or in 
relation to the land. However, the Council must not exercise this power unless it 
thinks that the development, re-development or improvement is likely to contribute 
to the achievement of the promotion or improvement of the economic, the social or 
the environmental well-being of its area. 

 
7.3 In order to exercise compulsory purchase powers, the Council must also be able to 

show that there is a compelling case in the public interest that the land is acquired 
for the stated purpose.  In addition, the Council must be satisfied that there are no 
planning, financial, legal or physical impediments to the delivery of the scheme. 

 
7.4 A compulsory purchase order must be confirmed by the Secretary of State before it 

can take effect. Before the Secretary of State can confirm an order, he must be 
satisfied that the Council has demonstrated its case and in doing so, must take into 
account any qualifying objections received. Section 245(1) of the Town and Country 
Planning Act 1990 provides the Secretary of State with the right to disregard 
objections to orders made under section 226 which, in his opinion, amount to an 
objection to the provisions of the Unitary Development Plan or to the Local Plan. 

 
7.5 However, as the ‘Guidance on Compulsory Purchase Process and The Critchel 

Down Rules for the disposal of surplus land acquired by, or under the threat of, 
compulsion’, prepared by the Department for Communities and Local Government 
clarifies, where the Local Plan has not yet been adopted, it may well be appropriate 
to take account of the emerging Local Plan with the intention that the proposals will 
be incorporated into the Local Plan at the appropriate time. Where such proposals 
are being used to provide additional justification and support for a particular order, 
there should be clear evidence that all those who might have objections to the 
underlying proposals in the emerging Local Plan have had an opportunity to have 
them taken into account by the Council as local planning authority. In addition, the 
National Planning Policy Framework is a material consideration in all planning 
decisions and must be taken into account. 
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8. Consultation 
 
8.1 The acquisition and potential CPO requested by this report are to progress 

realisation of an Employment Site assigned in the adopted Replacement Calderdale 
Unitary Development Plan (RCUDP) and retained in its replacement, the draft Local 
Plan. 

 
8.2 Consultation for the RCUDP took place before its adoption in 2006.  Consultation 

for the Local Plan Initial Draft is currently taking place in rounds, the most recent 
consultation being held between 4th August and 2nd October 2017. Once a Final 
Draft has been approved by Council Cabinet there will be a further public 
consultation when the Local Plan will be formally published and there will be a 
minimum of six weeks for representations to be made. 

 
8.3 The majority land owner of the subject site has been consulted about its 

development, including provision of the masterplan that has been produced, 
numerous times in face-to-face meetings with CMBC and WYCA officers. 

 
8.4 Recently, property agents Cushman & Wakefield have been engaged to negotiate 

purchase of this land interest in the site and this has entailed further conversations 
with the majority land owner. The other two identifiable owners, with comparatively 
small property interests, have been contacted and provided with the masterplan 
proposals for the site. 

 
8.5 Following provision of the masterplan document to the site landowners it has been 

made public on the ‘Calderdale – The Next Chapter’ website (along with the 
application material pertaining to the National Productivity Investment Fund funding 
award). 

 

 
9. Environment, Health and Economic Implications 
 
9.1 Environment 
 
9.2 Clearly there will be an environmental implication due to the ultimate aim of the 

scheme being the transformation of what is currently a site in agricultural use to an 
employment park with twenty three units, associated parking and transport network, 
as shown in Appendix C.  

 
9.3 The environment implications of the recommended decisions will have several 

positive features. Once developed, the risk of flooding due to water running off the 
steep Clifton site is expected to be reduced, directly benefiting the businesses 
located on the adjacent Armitage Road employment area (This has been indicated 
by preliminary investigation by consultants WSP). The Armytage Road site is known 
to flood during times of extreme weather and during the 2015 Boxing Day floods 
eleven businesses are known to have been affected. 

 

 
9.4 If delivered as expected, the flood risk reduction provided could also benefit the 

wider population and businesses of South East Calderdale as the works are 
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expected to lower the flood risk to the A644/Wakefield Road, the road that links 
Brighouse to the motorway network. 

 
9.5 Residents who cross the Clifton site for access, and the Employees who ultimately 

work there, will benefit from the greenways and the increased biodiversity to be 
implemented as these will provide a good environment for walking and cycling and 
one that improves their quality of life and well-being.  

 
9.6 There will be a wider climate and carbon sequestration benefits due to the tree 

cover inherent in the greenways. Woodland cover is well below the national 
average in West Yorkshire hence these wooded greenways will be instrumental in 
improving the depleted biodiversity of the location, with impact likely to be high due 
to the potential to bridge the gap between the ancient woodland at Clifton Woods to 
the southwest of the site and Wellholme Park Woodland to the north west. A 
wooded landscape screen will sit between housing to the East and the employment 
park. 

 
9.7 Health 
 
9.8 In addition to the quality of life and well-being, health benefits that would result from 

the greenways to be planted, the congestion-reducing transport network inherent in 
the development scheme (enabling traffic to avoid congested Brighouse town 
centre) has the potential to bring further air quality benefits. 

 
9.9 Calderdale No. 6 Air Quality Management Area (AQMA) is located on the A644 

within 500m of the Clifton EZ.  Provisional CSTM 2022 outputs suggest the 
proposed scheme will cause a reduction of just over 1600 in Annual Average Daily 
Traffic (AADT) passing through road links within the AQMA, in comparison to the 
Do Nothing scenario. 

 
9.10 By providing an alternative to the congested route, traffic passing through the 

AQMA would be reduced hence the proposed development has the potential to 
reduce nitrogen dioxide emissions.  Furthermore, the reductions in traffic have the 
potential for a beneficial impact on noise levels at residential properties designated 
as a Noise Important Area on the A644. 

 
9.11 Economic Implications 
 
9.12 The primary purpose of the scheme is to enable economic growth and job creation 

from the key growth site at Clifton. This is a Spatial Priority Area, specifically 
‘Employment Growth Area 23’ in the LCR strategic Economic Plan (SEP) and will 
ultimately accelerate the provision of SME-suited employment units (Maximum 
size:60,000 sqft) and a Business hub/incubator for start-ups (Units as little as 
9,000sqft). 

 
9.13 With regard to the job benefits, the scheme will accommodate approximately 1300 

jobs (An estimate based on Homes and Communities Agency figures for 
manufacturing, applied to the masterplan floorspace predictions) once fully 
developed.  In addition, the scheme’s transport infrastructure will add more capacity 
to the wider network. 
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9.14 In summary the transport network element of the masterplan is estimated to 
generate a present value of benefits (PVB) of £18.061 million relative to a present 
of costs (PVC) of £3.792 million, providing a net present value (NPV) of £14.269 
million and a benefit to cost ratio (BCR) of 4.76 which can be categorised as 
providing a very high value for money (greater than 4.0).  This reflects the 
congestion relief afforded by the scheme to current network users (Modelling done 
by WSP for NPIF application). 

 
 
10. Equality and Diversity 
 
10.1 In considering this land acquisition action, a carefully considered balance has to be 

struck between individual rights and the wider public interest. Any interference with 
European Convention rights is considered to be justified in order to secure the 
economic, social, physical and environmental benefits that the development will 
bring. Appropriate compensation will be available to those entitled to claim it under 
the relevant statutory provisions. It is therefore considered that there is a compelling 
case in the public interest for contemplation of any Compulsory Purchase Order and 
that the Order, if confirmed, would strike an appropriate balance between public and 
private interests. 

 
 
11. Summary and Recommendations 
 
11.1 Delivery of the Clifton Enterprise Zone offers the greatest capacity to accommodate 

jobs growth in Calderdale.  Failure to acquire and deliver the site will significantly 
constrain Calderdale’s ability to attract new jobs and risks losing existing 
businesses from the area. 

 
11.2 Members are asked to consider whether the economic, social and environmental 

benefits derived from delivering Clifton Business Park through WYCA’s Growth 
Deal 3 funding and other capital funding sources validates the acquisition and 
ownership of the land at Clifton as being in the wider public interest. 

 
11.3 Whilst ongoing emphasis is placed on negotiated land purchase settlements, 

authority is sought for the in principle use of compulsory purchase powers as a 
reserve option. 

 _______________________________________________________________________  
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For further information on this report, contact: 
Duncan Cooper Principle Site Unlocking Officer 
Telephone: 01422 392254 
E-mail: duncan.cooper@calderdale.gov.uk 
 
The documents used in the preparation of this report are: 
 
1. CMBC Unitary Development Plan and emerging Local Plan 
2. DCLG Guidance on Compulsory purchase process and The Critchel Down Rules for 

disposal of surplus land acquired by, or under threat of, compulsion 
3. Clifton Business Park Enterprise Zone Feasibility & Masterplanning (May 2017) 
4.     National Productivity Investment Fund, Department for Transport, Clifton Business 

Park Transport Network 
5.     ESIF Outline Application Form, Clifton Business Park Green/Blue Infrastructure 
 
The documents are available for inspection at: 
 
Corporate Projects, 3rd Floor, Princess Buildings, Halifax, HX1 1TS 
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Clifton Business Park, Compulsory Purchase Order 2018 

Statement of reasons of the Acquiring Authority 

(DRAFT – To be finalised prior to a CPO being made) 
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1. Introduction 

 

1.1. This document is the Statement of Reasons of Calderdale Metropolitan 
Borough Council for making a Compulsory Purchase Order entitled Clifton 
Business Park, Compulsory Purchase Order 2018. 

 
1.2. In this Statement of Reasons, Calderdale Metropolitan Borough Council is 

referred to as the “Acquiring Authority”, the Clifton Business Park Compulsory 
Purchase Order 2018 is referred to as “the Order” and the land included within 
the Order is referred to as the “Order Land”.  

 

1.3. The Acquiring Authority is the local authority, local planning authority and local 
highway authority for the area within which the Order Land is situated. 

 

1.4. On DATE the Acquiring Authority made the Order. The Order was made 
pursuant to the Council’s Cabinet resolution on DATE. 

 

1.5. The Order was made pursuant to Section 226(1)(a) of the Town and Country 
Planning Act 1990 in respect of the acquisition of the land and these comprise 
the Acquiring Authority’s compulsory purchase powers. 

 

1.6. The Order Land was assigned as Employment Land in the Replacement 
Calderdale Unitary Development Plan, adopted 25th August 2006. Despite this 
the Order Land has not been subsequently developed hence, as announced 
by the Chancellor in the Spending Review and Autumn Statement 2015, it has 
also been assigned as an Enterprise Zone (EZ) by the Secretary of State for 
Communities and Local Government. This highlighted its task of transforming 
the local economy, creating jobs and attracting significant investment. 

 

1.7. The Acquiring Authority considers that there is a compelling case in the public 
interest for the making of the Order to secure the outstanding interests 
required (the “Order Land”) for the purposes of implementing the Scheme, 
which will help deliver comprehensive regeneration of the local economy. 

 

1.8. The Order Land is more fully described in Section 2 of this statement. The 
interests comprising the Order Land are identified and described in the 
schedule to the Order (the “Order Schedule”), which refers to the map 
accompanying the Order (the “Order Map”). 

 
2. Description of the Order Land 
 
2.1. The Order Map is attached at Appendix 1and a plan showing the development 

proposals is attached at Appendix 2. 
 
2.2. The land required within the Order Land is shown outlined red on the Order 

Map. 
 

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

 

2.4. The Order Land has a history of mining and railway use but currently appear 
as ‘green field’ 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. 

 
3. Enabling Powers of the CPO - Statutory Functions of the Acquiring 

Authority 
 
3.1. As it is ‘abnormal’ infrastructure costs that are preventing development the 

Acquiring Authority is seeking to secure the regeneration of the Order Land by 
working in partnership with LEP/WYCA to develop the site infrastructure: site 
access, installation of services, sustainable drainage system, road network, 
development platforms and the associated retaining structures. The scheme 
will deliver a major business park development with a predominance of 
manufacturing, fulfilling demand most immediately demonstrated by the 
adjacent Armytage Road industrial estate. The scheme will be of clear benefit 
to the subject and surrounding area in terms of economic growth and 
employment opportunities whilst also providing road infrastructure that 
reduces congestion and improves traffic movement. 

 
3.2. The compulsory purchase powers conferred on the Acquiring Authority by 

Section 226(1)(a)  of the Town and Country Planning Act 1990 can only be 
exercised (following confirmation by the Secretary of State) by virtue of 
Section 226(1A) where an Acquiring Authority considers that the acquisition of 
the land will facilitate the carrying out of development, redevelopment, or 
improvement on or in relation to that land, provided that it considers that the 
development, redevelopment or improvement is likely to contribute to the 
achievement or the promotion or improvement of the economic, social or 
environmental well being of the Acquiring Authority’s area. The Acquiring The 
Acquiring Authority is utilising its powers under Section 226(1)(a)  of the Town 
and Country Planning Act 1990 because, despite negotiations taking place, it 
has not so far been possible for the Acquiring Authority to acquire all interests 
in the Order Land by agreement. The public benefits that would be secured by 
the regeneration of the Order Land would be lost if the site cannot be 
assembled. Notwithstanding the making of the Order, efforts to acquire the 
Order Land by agreement will continue in parallel with the compulsory 
purchase process. 

 
3.3. The purposes in seeking to acquire the Order Land and utilise the Acquiring 

Authority’s compulsory purchase powers are set out in detail in Section 4, 
below. 

 
4. The Development Scheme 
 
4.1. It is intended that the compulsory acquisition of the Order Land will facilitate 

the Scheme, being the comprehensive redevelopment of the Order Land. 
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4.2. The Scheme will enable the provision of a major business park development 
with a predominance of manufacturing. It will fill the pent-up demand for high 
quality employment space within the Acquiring Authority’s area, currently 
unfulfilled due to the high development costs of the few development sites 
available. It will complement the adjacent Armytage Road employment area 
and its on-site road infrastructure will complement and extend the A641 
Bradford – Brighouse – Huddersfield Corridor improvement scheme approved 
by WYCA as one of the schemes forming the West Yorkshire plus Transport 
Fund. It will fill and make productive use of a site that currently has very a 
limited agricultural application, creating green corridors on the undevelopable 
parts to improve biodiversity whilst sustainably managing surface water run-
off. 

 

4.3. The Order Land is undeveloped land (Though it is known to have had coal 
mining and railway uses in the past) and although some cattle grazing takes 
place on the site no job losses are expected to arise from the promotion of the 
Order and no relocations will be required. Study of the site and its topography 
has produced a development masterplan totalling over 529,000 sqft of 
employment floorspace which, by the use of the Homes and Communities 
Employment Densities Guide, equates to a capacity of 1300 manufacturing 
jobs on site, with additional jobs created through the construction and 
servicing of the Scheme 

 

4.4. The scheme occupies a single piece of land (See Appendix 1) and is made up 
of twenty three units: 
 

4.5.  
 

4.6. This identifies the potential for a total of over 529,000 sqft (49,177 sqm) GIA 
of floorspace on the site. 
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4.7. Staff car parking, space for service vehicles to load/unload and Sustainable 
Drainage System (SuDS) will all be provided within the scheme, on site. 

 

4.8. Vehicular access will be provided through three junctions located around the 
development site, the main access point being a signalised junction off the 
A644 Wakefield Road. In addition to this there will be a right turn ghost-island 
on to the A643 Clifton Common which will help alleviate Brighouse congestion 
by enabling traffic to circumvent the town centre. There will also be a simple 
T-junction off Coal Pit Lane. 

 

4.9. Pedestrian and cycle access points will be provided at the above junctions 
and via an access at the southern end of the A643 Clifton Common. 

 
5. Planning Policy Alignment 
 
5.1. The Development Plan 
 
5.2. The current statutory development plan for Calderdale is the Replacement 

Calderdale Unitary Development Plan (RCUDP). The plan was adopted on 
25th August 2006 and amended in August 2009. 

 

5.3. RCUDP Policies GE2 and E3 deal with employment land allocations and 
identify the Order Land as a New Employment Site, specifically ‘EM42’. The 
outline of the Order land follows that of EM42 (The EZ status assigned also 
follows the same outline) and the importance of this site is singled out with a 
special comment in the RCUDP: 

 

5.4. “Of the new employment sites allocated in Policy E3 it is considered that only 
the Wakefield Road site at Clifton (EM42) could potentially fulfil the 
characteristics of a regionally significant ‘premium’ employment site.” 

 

5.5. Policy E3 states that this site falls within those allocated for employment 
purposes within Use Classes B1 to B8 (B1: Business, B2: General Industrial, 
B8: Storage and Distribution) and that proposals for non-employment uses will 
be resisted. The Order Land was given a tighter designation, restricting it to 
office/business park development within Use Class B1 (a) Office Uses, and 
B1(b) Research and Development to address amenity concerns raised by 
local residents. 

 

5.6. The development scheme being proposed would go beyond this limited 
designation as it includes B2 General Industrial use, such that manufacturing 
can be accommodated. This is warranted because1) the restricted 
designation is part of the reason stopping this potentially regionally significant 
site being developed and 2) the master plan now worked-up  addresses 
resident amenity by proposing a low density development with green-blue 
corridors separating both the development tiers and the residential area. 
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5.7. The RCUDP also identifies the area to the south-west of the Order land, on 
the opposite side of Wakefield Road, as a Primary Employment Area hence 
the extension of this use on the Order land will facilitate the efficient 
concentration of appropriate infrastructure. This employment development on 
both sides of Wakefield Road, almost immediately to the north-west of 
junction 25 of the M62 motorway, is highlighted as a positive in the Policy 
GE2 as it states there should be focus on: 

 

5.8. “Opportunity corridors which develop the advantage of existing links to the 
M62 corridor…” 

 

5.9. The Local Plan 
 

5.10. The RCUDP is due to be replaced by a new development plan for the 
Borough, known as the Local Plan. Requirements of this plan differ from its 
predecessor in several ways, one of which being that the local authority must 
show that the land use proposals are capable of being delivered. 

 

5.11. The Local Plan initial draft shows the Order land as a New Employment site, 
specifically LP1232. Policy SD5 deals with the use classes proposed for 
employment sites, drawing from Classes B1, B2 and B8. As mentioned 
above, the current restrictive use given in the RCUDP is constraining 
development hence to improve capability of delivery Policy SD5 in the Local 
Plan extends the employment use class to “Mixed B uses”. 

 

5.12. Consultation on the Local Plan draft is underway, with the most resent 
consultation held between 4th August and 2nd October. This iterative public 
consultation will be followed by a draft Local Plan being submitted to the 
Planning Inspectorate for Examination in Public, followed by 
Recommendations by the Planning Inspectorate and then Adoption of the 
Local Plan. This Adoption is envisaged in 2019 an the Adopted Local Plan will 
cover the period to 2032. 

 

5.13. National Policy 
 

5.14. The National Planning Policy Frame work (NPPF) was published on 27 March 
2012 and sets out the government’s planning policies for England and how 
these are expected to be applied. It is frames as a positive and enabling 
document, seeking to facilitate sustainable development and growth. There is 
a clear and firm commitment to supporting and securing sustainable economic 
growth. Applications for sustainable development should be approved 
wherever possible “without delay”, consistent with an overarching approach 
that demands a “presumption in favour” of sustainable development 
(paragraph 14). It advocates a proactive, creative and solution seeking 
approach to planning 

 

5.15. Themes familiar from some of the policy documents replaced by the NPPF 
are reframed and reinforced as the twelve core principles underpinning the 
new document (paragraph 17). These include, amongst others, an emphasis 
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on high quality design, carbon reduction, conserving and enhancing the 
natural environment, reusing brownfield land, promoting accessible mixed use 
development and sustainable transport, seeking to improve wellbeing, and 
encouraging the delivery of facilities and services to meet local needs. 
 

5.16. Again, carrying forward themes evident in replaced policy, there remains a 
commitment to securing economic growth in order to create jobs and 
prosperity (Paragraph 18) and a commitment to ensuring the planning system 
does everything it can to support this economic growth 

 

5.17. The NPPF seeks to meet the development needs of business and support an 
economy fit for the 21st century (Paragraph 20). 

 

5.18. Compulsory purchase process and the Crichel Down Rules 
 

5.19. The compulsory purchase guidance was updated in 2015 to reflect legislative 
changes and case law since 2004. This guidance provides advice to Acquiring 
Authorities on promoting Compulsory Purchase Orders, and the issues which 
need to be addressed, and the factors which will be taken into account by the 
Secretary of State in deciding whether or not to confirm a Compulsory 
Purchase Order 

 

5.20. Local Authorities and Central Government act in the public good hence the 
key point of concern to the Secretary of State is whether or not there is a 
compelling case in the public interest for the Order to be confirmed. Specific 
advice is provided for local planning authorities wishing to exercise their 
powers under section 226 of the Town & Country Planning Act 1990, set out 
in Further Information, Section 1 of the updated guidance. 

 

5.21. The guidance states that compulsory purchase powers are intended to 
provide a positive tool to help Acquiring Authorities deliver regeneration 
schemes for the promotion or improvement of the social, environmental and 
economic wellbeing of the area for which the Acquiring Authority has 
administrative responsibility. 

 

5.22. The guidance clarifies that, whilst compulsory purchase is intended as a last 
resort, it is often sensible to initiate formal procedures as a contingency 
measure run in parallel with negotiations. It is pointed out that this will help 
make the seriousness of the Authority’s intentions clear and encourage land 
owners to enter more readily into meaningful negotiations. 

 

5.23. Paragraph 76 of the updated guidance, Enabling powers, Section 1:section 
226(1)(a), sets out the factors which the Secretary of State will take into 
account in deciding whether or not to confirm a Compulsory Purchase Order, 
namely: 

 

5.24. “Whether the purpose for which the land is being acquired fits in with the 
adopted Local Plan for the area or, where no such up to date Local Plan 
exists, with the draft Local Plan and the National Planning Policy Framework.” 
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5.25. As indicated above, under Planning Policy Alignment, a period of change 
currently exists with the current statutory development plan nearing its end 
whilst the new Local Plan is only in draft form. However this does not present 
a problem for decision making because the purpose of the Compulsory 
Purchase Order is to support the implementation of an employment site on 
the Order Land and this aligns with both the current development plan and the 
draft Local Plan. Arguably the proposed employment use, to include industrial 
development, will align even more clearly with the coming draft Local Plan 
than the outgoing adopted plan. There is also clear alignment with the 
National Planning Policy Framework and its commitment to securing 
economic growth and job creation as it is envisaged that the employment 
development facilitated by the Compulsory Purchase Order will accommodate 
1300 jobs. 

 

5.26. ‘The extent to which the proposed purpose will contribute to the 
achievement of the promotion or improvement of the economic, social 
or environmental wellbeing of the area.’ 

 

5.27. EG: The benefits of the Scheme for the area in economic, social and 
environmental terms are set out more fully in Section 7 of the Statement. 
Briefly: In addition to the jobs mentioned above economic benefits will include 
a growth in manufacturing sector and hence a growth in Gross Value Added 
(GVA) of the Calderdale economy. Environmental benefits will come from 
planting the unused areas of this low density development to increase 
biodiversity and manage surface water from the development, thus alleviating 
the effects of climate change 

 

5.28. ‘Whether the purpose for which the acquiring authority is proposing to 
acquire the land could be achieved by any other means. This may 
include considering the appropriateness of any alternative proposals 
put forward by the owners of the land, or any other persons, for its 
reuse. It may also involve examining the suitability of any alternative 
locations for the purpose for which the land is being acquired’ 

 

5.29. The purpose of the Order is to secure the development of the Order Land for 
a significant employment use capable of addressing a pent-up demand for 
high quality manufacturing space, the lack of which is currently restraining 
growth of the Acquiring Authority’s economy. Alternative locations are not 
feasible in this region of the country due to a topography of steep sided river 
valleys and high moorland, along with access to the national road network 
being restricted to the extreme south east of the Acquiring Authority’s area. As 
the adopted Development Plan says, “only the” Order Land “could potentially 
fulfil the characteristics of a regionally significant ‘premium’ employment site”. 
This, and the Order Land being the only Enterprise Zone in the Acquiring 
Authority’s area, clearly shows that the purpose of the Order can only be 
achieved at this location. 
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6. Statement of Planning Position 
 
6.1. Planning permission is being sought and is viewed as likely to be granted due 

to the alignment with the local development plan, National Planning Policy 
and pre-submission discussions with Development Control. 

  
6.2. This is not an unusual situation and the updated CPO guidance, paragraph 

75, acknowledges that it is not always feasible or sensible to wait until the full 
details of the scheme have been worked up, and planning permission 
obtained, before proceeding with the Order. 

 

6.3. Progress towards a planning permission is ongoing. The Acquiring Authority 
in partnership with LEP/WYCA has commissioned and received concept 
designs of the scheme which have been used in pre-application discussions 
with officers of the local planning authority and local highways authority. The 
process is underway to procure the developed and technical designs, as is 
the identification of the correct Environmental Impact Assessment route to 
take. With this process towards a planning permission advancing it is 
expected that it will be in place before the Order is implemented. 

 
7. The Acquiring Authority’s purpose in seeking to acquire the Order Land 
 
7.1. The purpose of seeking to acquire the Order Land now, after it being in the 

Development Plan as New Employment Land but undeveloped since 2006, 
should be seen in the context of recent changes that have modified the 
potential of this land. 

 
7.2. Context 
 

7.3. Possibly the most important change is that the Order Land was designated as 
an Enterprise Zone in 2015 with provisions coming into play in 2017. This lead 
to the Acquiring Authority and the LEP/WYCA working in partnership and 
dedicating substantial resources to commission an in depth study of the site 
which included a development appraisal identifying the scale of the viability 
gap. The Enterprise Zone status also provides a means of bridging the 
identified viability gap, as business rates generated from its development are 
retained locally by the LEP, hence this income stream can be used to enable 
prudential borrowing to use for the ‘abnormal’ development costs currently 
preventing commercial development. 

 

7.4. Another change in context is the approval by WYCA of West Yorkshire Plus 
Transport Funding (WY+TF) for the A641 Bradford – Brighouse – 
Huddersfield corridor improvements, offering the potential to align the 
proposed road network of the Brighouse located Order Land with these 
improvements, maximising benefits for both schemes and the wider 
community. The WY+TF pre-feasibility study has shown that, although a 
substantial WY+TF budget has been assigned, additional schemes such as 
the Order Land road network development will be needed for the best overall 
resolution of the Brighouse road congestion issues. Investigation has shown 
that at peak periods a new trans-site road on the Order Land would act as a 



11 | P a g e  
 

by-pass of the town centre by north west – south east commuter traffic. To 
progress the aims of both schemes a joint application from Order Land 
unlocking and WY+TF officers has resulted in the award of £4.5M of National 
Productivity Investment Funding for road infrastructure works on the Order 
Land. 

 
7.5. Another context change that has prompted action to acquire the Order Land is 

climate change leading to repeated flooding of existing employment sites in 
some of the valley bottoms of Calderdale, where historically development has 
taken place (The Boxing Day floods of 2015 are the latest widespread 
example). This has compromised the usability of these existing employment 
sites, so there is a pressing need to replace them with substantial new 
employment sites above the valley bottom, with the Order Land being the 
largest such new employment site. 

 

7.6. A general context of the Order Land itself is that it is the best New 
Employment site that the Acquiring Authority has and, in addition to 
addressing need, the development that this acquisition would facilitate greatly 
increases the economic, social and environmental benefits of a site in low 
value utilization since its mining and rail uses ended. It has excellent 
connections to the national road network as it is located less than 0.5 miles 
from Junction 25 of the M62 Motorway, centrally located in the country. It has 
sustainability benefits, being within walking distance of existing housing, the 
amenities of a town centre and the services of a complementary employment 
zone. The site topography can be used to advantage by producing a quality 
employment development with generous amounts of open space and 
naturalised environment in the blue/green corridors that would run through the 
site. To benefit the wider community public accessibility to the site would be 
improved by providing walking and cycling routs along with the new on-site 
road network that has traffic flow and hence air quality benefits. 

 
7.7. In summary then the enablement of infrastructure works by the recent 

Enterprise Zone designation provides a real opportunity to bring about the 
development of a large area of underused land for much needed employment. 

 

7.8. Purpose 
 

7.9. Reflecting on the context given above, the purpose of the scheme is to unlock 
a key development site that would otherwise remain undeveloped, thereby 
meeting local and regional needs for employment space, improving the 
economic well-being of the local authority area and producing associated 
social and environmental benefits. 

 

7.10. Brighouse (and Calderdale in general) has a very limited stock of quality 
industrial premises which is a barrier to growth when home-grown businesses 
are ready to expand, when outside businesses are looking for an area to 
invest in or when businesses are displaced by events such as flooding. 
Despite Calderdale’s advantageous location between both Leeds and 
Manchester city regions, on the M62 motorway linking to the ports of Liverpool 
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in the west and the Humber to the east, opportunities to secure commercial 
investment are being lost. It is to address this situation that the primary 
purpose of the scheme is to enable a site where this commercial investment 
can take place. 

 

7.11. Inherent in this purpose is the aim of providing more, better skilled and higher 
paid jobs to the population, contributing top quality of life. 

 

7.12. Another purpose is to support the intentions of the adopted UDP and the draft 
Local Plan. These seek to address the economic growth and employment 
needs of the borough by assigning this site as employment land. Sometimes 
planning designations are not always enough to bring about beneficial 
development if costs are too high for the market or the site owner has 
opposing aspirations, hence a purpose of this scheme is to deliver the 
appropriate, sustainable, development presented in the draft Local Plan. 

 

7.13. The Order Land is one of nine sites spread across West Yorkshire that 
together form the M62 Corridor Enterprise Zone, which is an important part of 
WYCA’s economic plan to deliver long term business growth. WYCA chose 
the site at Clifton to be an Enterprise Zone (The only Enterprise Zone in 
Calderdale) as there was clearly a need for the benefits of EZ designation to 
unlock a site that would subsequently have the capacity to impact on the West 
Yorkshire region’s capacity to attract businesses and create jobs. A purpose 
of this order is to enable the delivery of this portion of the WYCA’s economic 
plan. 

 

7.14. Another purpose of the scheme is to amplify benefits to the transport network 
that the WY+TF will bring, by early addressing of certain issues identified by 
the WY+TF A641 pre-feasibility study. With this aim; In addition to the main 
on/off access to the site the scheme that has been drawn up includes 
additional junctions on the boundaries to allow permeability through the site. 
This has the purpose of both improving the viability of other potential 
development land nearby by improving its connectivity whilst also improving 
the amenity and hence viability of Brighouse town centre by enabling traffic to 
take an alternative route to that through the town centre. 

 

7.15. It can be seen that the scheme has several conjoined purposes enabled by 
unlocking the development of employment space on the Order Land. The 
most intrinsic benefits will be on-site business investment and hence job 
creation, whilst there will also be potential off-site benefits due to the on-site 
transport network (Including reduction of congestion and improving 
connectivity). Considering this and the schemes relevance to the draft Local 
Plan and the wider economic regeneration of West Yorkshire this scheme has 
the potential to bring benefits far beyond the limits of the Order Land alone. 
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8. Justification for using compulsory purchase powers by the Acquiring 
Authority 

 
8.1. CMBC has, with a development partner, just completed a successful industrial 

park development at Copley Valley. With this fully occupied there is clear 
demand for the next such development to meet pent-up demand from within 
Calderdale. WYCA is keen to see the outputs of the M62 Corridor EZ come to 
fruition, hence CMBC & WYCA have been working in partnership to bring 
about development of the Clifton Enterprise Zone. Substantial resources have 
been put into development of a masterplan for this site that will deliver 
considerable benefits to Calderdale and the West Yorkshire region. 

 
8.2. As the majority of the site has been in the same ownership for at least the last 

8 years but has remained undeveloped despite its designation as New 
Employment Land in 2006 efforts to bring forward site development have 
included the appointment of Cushman & Wakefield (C&W) property agents to 
negotiate the acquisition of this land. Negotiations have indicated that the 
landowner’s hope value is significantly more than the ‘Red Book’ valuation 
that C&W has for the land. Given the disparity in values it is unlikely that 
acquisition of the land will be achieved through negotiation alone. 

 

8.3. WYCA believe that the scheme will bring considerable benefits to the borough 
and the region hence there is a compelling case for the Acquiring Authority to 
exercise its powers referred to in Section 4 above to compulsory purchase the 
outstanding interest in the Order Land to enable the development to go ahead 
and has therefore agreed with its partner, the Acquiring Authority, that those 
powers should be exercised. 

 

8.4. In coming to this joint decision the Acquiring Authority has considered the 
benefits of the scheme and has concluded that there is a compelling case in 
the public interest to justify using its compulsory purchase powers because of 
the important regeneration benefits that the Scheme will deliver and the risk 
that those benefits will be lost if the Order Land cannot be assembled in a 
timely and orderly manner. The current majority land owner has not come 
forward with any plans that match the employment use planning designation 
of the site. They have indicated an intention to wait and hope for residential 
development to be allowed along with employment use, hence there is no 
prospect of them bringing the Order land forward. The decision to authorise 
compulsory purchase will bring certainty that the Order Land will be 
developed in a timely fashion to sustainably complement neighbouring 
development proposed in the draft Local Plan. 

 

8.5. Whilst the WYCA is keen to drive activity that will deliver the outputs of the 
M62 Corridor EZ it is proposed that the Acquiring Authority (CMBC), with its 
established facility for site management, will continue to hold the Order Land 
while the enabling infrastructure works take place. The WYCA will indemnify 
the Acquiring Authority against all costs arising, both in promoting the 
compulsory purchase order and in any compensation payments which will 
arise. 
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9. Delivery and Funding 
 
9.1. Whilst planning permission is not yet in place the Acquiring Authority is 

satisfied that such permission is likely to be granted, hence this is no 
impediment. 

 
9.2. The Acquiring Authority, through the market research done to develop the 

scheme masterplan, has established that there is sufficient market demand to 
occupy the development. 

 

9.3. The Acquiring Authority is satisfied that there are sufficient funds for the 
scheme. A major benefit of EZ designation is the ability of the Local 
Enterprise Partnership (LEP) to retain all of the uplift in business rates in the 
Zone for 25 years. This provides the means by which funds prudentially 
borrowed to deliver the EZ infrastructure can be secured and repaid. It is 
intended that CMBC will act as the accountable body for the EZ on behalf of 
Leeds LEP, with an agreement for the LEP to pass business rates income to 
CMBC to repay prudential borrowing for the infrastructure costs. The LEP will 
also provide the revenue costs of the borrowing from EZ revenue resources. 

 

9.4. Because business rates income is sensitive to anticipated levels of 
development activity and borrowing levels are sensitive to changing 
construction costs alternative sources of project funding have been secured to 
reduce the amount of borrowing, and hence the burden of borrowing costs. 
Thus far £5.9M of grant has been secured from the LEPs Growth Deal 3 
funding and £4.5M of grant funding has been secured from the Department 
for Transports National Productivity Investment Funding. Securing these 
grants has made the finances of this project particularly robust. 

 

9.5. The Acquiring Authority is therefor satisfied that if the Order is confirmed there 
is funding available to enable the Acquiring Authority to complete the 
compulsory acquisition of outstanding interests within the statutory period 
following confirmation of the Order and resources are in place to deliver the 
scheme. 

 
10. Human Rights Considerations 
 
10.1. The Human Rights Act 1998 incorporated into domestic law the European 

Convention on Human Rights (“Convention”). The Convention includes 
provision in the form of Articles, the aim of which is to protect the rights of the 
individual. 

 
10.2. Section 6 of the Human Rights Act prohibits public authorities from acting in a 

way which is incompatible with the Convention. Various Convention rights 
may be engaged in the process of making and considering a compulsory 
purchase order, notably Article 1 protects the right of everyone to the peaceful 
enjoyment of possessions. No-one can be deprived of possessions except in 
the public interest and subject to the conditions provided for by law and by the 
general principles of international law. 
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10.3. The European Court of Human Rights has recognised in the context of Article 
1 that regard must be had to the fair balance which has to be struck between 
the competing interests of the individual and of the community as a whole. 
Similarly any interference with Article 8 rights must be necessary for the 
reasons set out. Both public and private interests are to be taken into account 
in the exercise of the Council's powers and duties as a local planning 
authority. Any interference with Convention Rights must be necessary and 
proportionate. 

 

10.4. In considering this Order, the Council has carefully considered the balance to 
be struck between individual rights and the wider public interest. Any 
interference with Convention rights is considered to be justified in order to 
secure the economic, social, physical and environmental regeneration that the 
redevelopment will bring. Appropriate compensation will be available to those 
entitled to claim it under the relevant provisions of the relevant statutory 
provisions. 

 

10.5. The Council considers that there is a compelling case in the public interest for 
contemplation of the Order and that the Order, if confirmed, would strike an 
appropriate balance between public and private interests. In addition, having 
regard to the legislative provisions and the guidance set out in Crichel Down 
Rules, the Council considers that the Order Land is both suitable for and 
necessary for the improvement to South East Calderdale in order to deliver 
the public benefits described above. Furthermore the Council considers that 
interference with individual rights is necessary and proportionate in the 
context of the delivery of the scheme. 

 

10.6. Consultation with the public regarding the New Employment Land status of 
the Order Land has and will continue to be undertaken during the acquisition 
process, with the opportunity being given for interested parties to make 
representations regarding the proposal. Consultation on the scheme 
masterplan has taken place with the parties with identifiable land interests in 
the Order Land. Consultation on the development scheme will extend to the 
public as part of the planning process. If qualifying objections to the Order are 
received, further representations can be made if the Secretary of State 
decides to hold a public inquiry in connection with the Order. Those directly 
affected by the Order who have legally compensatable interests will be 
entitled to statutory compensation. 

 
11. Other Special Considerations 
 
11.1. The Order Land does not contain any ancient monuments, listed buildings, 

conservation areas or consecrated land. 
 
11.2. However, in synergy with the proposed scheme, the Order Land is assigned 

the category of New Employment Site, is an Enterprise Zone and lies within 
an Assisted Area where government can offer additional financial support to 
businesses under European Commission state aid rules. 
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11.3. Algar Bank wood, running along the southern boundary of the Order Land, is 
designated as a Tree Preservation Order (TPO) area and there is also a 
Wildlife Corridor designated on the site but the scheme does not impinge 
upon the TPO area except at the narrowest, eastern end where the main site 
entrance is proposed. Any loss of trees will be off-set by the planting of green 
corridors on the Order Land, which will also improve the existing Wildlife 
Corridor performance. 

 

11.4. The Order Land does not include any Crown land. 
 
12. Related Orders 
 
12.1. Implementation of the Scheme on the Order Land does not require the 

creation of new off-site highways or public rights of way, or the closure of 
existing ones, hence there are currently no related Orders. 

 
12.2. It may subsequently be deemed appropriate to divert the public right of way 

that exists on-site. If this becomes the favoured course of action, following 
planning consent, the Town and Country Planning Act, with its powers for 
diversion, creation or stopping up orders for public rights of way, will be 
utilised. 

 
13. Views of Government Departments 
 
13.1. As a means of prompting development and facilitating the resultant economic, 

social and environmental benefits, the Secretary of State for Communities and 
Local Government agreed the assignment of Enterprise Zone status to the 
Order Land, as announced by the Chancellor in the Spending Review and 
Autumn Statement 2015. 

 
14. Views of Statutory Bodies 
 
14.1. The Coal Authority has confirmed that coal mining has taken place on the 

Order Land, at shallow to 100m depth and being last worked in 1900. This 
Authority has also reported that the site is not within an area that could be 
affected by present underground mining. 

 
14.2. The Environment Agency flood maps for fluvial and surface water have 

indicated a number of overland flow paths to be factored into development 
plans but no significant fluvial flood risk constraints to the site development 
aside from some potential at the main site access. 

 

14.3. Yorkshire Water has been contacted to clarify sewer and water main diversion 
requirements as these services already run across the Order Land – 
Confirmation is awaited. More detail will be provided to Yorkshire Water as it 
becomes available. 

 

14.4. Power lines on wooden poles cross the Order Land hence Northern 
Powergrid has been consulted as it is likely that these power lines will require 
diversion. A detailed response is awaited. 
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15. Additional Information 
 
15.1. The Acquiring Authority recognises that the use of compulsory purchase 

powers can cause uncertainty for landowners. Whilst consultation has been 
undertaken on the Scheme there may still be important matters upon which 
those affected by the Compulsory Purchase Order will require information. 

 
15.2. Persons requiring further information regarding the Order should contact: 
 

The Borough Council of Calderdale, Corporate Projects Team, Town Hall, 
Halifax, HX1 1UJ 
Email: Thenextchapter@calderdale.gov.uk 

 
Parties with interests affected by the Order, who wish to negotiate a sale or 
discuss matters of compensation should also use the contact information 
given above. 

 
16. Conclusions 
 
16.1. After careful consideration the Acquiring Authority is satisfied that 

implementation of this Scheme is in the public interest and that a compelling 
case exists to promote the Order. It is satisfied that the partnership working 
with the LEP/WYCA engendered by the assignment of Enterprise Zone status 
to the Order Land, and the funding mechanism thus enabled, assures the 
delivery of the scheme. 

 
16.2. The Order Land has been vacant and / or under-used for a substantial period 

of time despite the pressing need for new employment space in Calderdale. 
This development is a necessary part of the wider Strategic Vision for South 
Eastern Calderdale. Without the Order Land the sustainability of the Strategic 
Vision will be diminished and wider benefits will be diminished. Both the 
employment use of the Scheme and its potential to reduce peak period 
transport congestion will be of substantial benefit to the area. Negotiations to 
acquire the Order Land by agreement have stalled and without the use of 
compulsory purchase there is every risk that the Scheme will not be delivered, 
this scarce piece of employment land will remain unused and the substantial 
public benefits anticipated to be delivered by development will be foregone. 
Hence there is now a compelling case for CPO, to enable the Scheme to be 
delivered. 

 
 
 
 
 
 
 
 
 
 

mailto:Thenextchapter@calderdale.gov.uk
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17. List of Documents 
 
1. CMBC Unitary Development Plan and emerging Local Plan 

2. DCLG Guidance on Compulsory purchase process and The Critchel Down Rules for 

disposal of surplus land acquired by, or under threat of, compulsion 

3. Clifton Business Park Enterprise Zone Feasibility & Masterplanning (May 2017) 

4.     National Productivity Investment Fund, Department for Transport, Clifton Business 

Park Transport Network 

5.     ESIF Outline Application Form, Clifton Business Park Green/Blue Infrastructure 
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Appendix 1 – The Order Plan 
 
 
Please refer to Appendix A of the Cabinet report 
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Appendix 2 – The Development Plan 
 
 
 
 
Please refer to Appendix C of the Cabinet report. 
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Appendix C 

Development Masterplan 

 



W
akefi eld Road

River Calder

C
oa

l P
it 

La
ne

Hotel

Tree Planting screens views from existing homes 

Tree Planting sc
reens 

views fro
m existin

g homes 

1.

2.

3.
4.

5.

6.

7.

8.

9.

10000000........

11.

12.

Parameters Plan

Clifton Business Park

0103

13111111111 .

14.

15.
16.

17.

18.

1

02000000.

2333333333.

2222222222222222.

Clifto
n Common

Building sqft sqm
Plot Area
(sqm)

SUDS (sqm)
10%

Plot
Ratio

Elevation (metres
above datum) Height to Eaves (m)

Building 1 10,000 929 2,700 270 38% 76 8
Building 2 60,000 5,574 13,250 1,325 47% 76 14
Building 3 50,000 4,645 11,600 1,160 44% 76 14
Building 4 10,000 929 2,900 290 36% 71 8
Building 5 60,000 5,574 15,150 1,515 41% 68 20
Building 6 15,000 1,394 3,700 370 42% 93 8
Building 7 15,000 1,394 5,300 530 29% 97 8
Building 8 50,000 4,645 10,500 1,050 49% 93 12
Building 9 30,000 2,787 6,900 690 45% 97 8
Building 10 10,000 929 2,500 250 41% 93 8
Building 11 15,000 1,394 3,200 320 48% 82.5 8
Building 12 20,000 1,858 4,200 420 49% 88 12
Building 13 10,000 929 2,500 250 41% 93 8
Building 14 30,000 2,787 6,190 619 50% 83 12
Building 15 20,000 1,858 4,100 410 50% 88 12
Building 16 10,000 929 2,500 250 41% 93 8
Building 17 30,000 2,787 6,140 614 50% 90 12
Building 18 25,000 2,323 5,515 552 47% 95 8
Building 19 10,000 929 2,780 278 37% 95 8
Building 20 13,455 1,250 3,200 320 43% 90 8
Building 21 8,970 833 2,900 290 32% 93 8
Building 22 13,455 1,250 2,900 290 48% 93 8
Building 23 13,455 1,250 3,200 320 43% 90 8
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Building sqft sqm
Plot Area
(sqm)

SUDS (sqm)
10%

Plot
Ratio

Building 1 10,000 929 2,700 270 38%
Building 2 60,000 5,574 13,250 1,325 47%
Building 3 50,000 4,645 11,600 1,160 44%
Building 4 10,000 929 2,900 290 36%
Building 5 60,000 5,574 15,150 1,515 41%
Building 6 15,000 1,394 3,700 370 42%
Building 7 15,000 1,394 5,300 530 29%
Building 8 50,000 4,645 10,500 1,050 49%
Building 9 30,000 2,787 6,900 690 45%
Building 10 10,000 929 2,500 250 41%
Building 11 15,000 1,394 3,200 320 48%
Building 12 20,000 1,858 4,200 420 49%
Building 13 10,000 929 2,500 250 41%
Building 14 30,000 2,787 6,190 619 50%
Building 15 20,000 1,858 4,100 410 50%
Building 16 10,000 929 2,500 250 41%
Building 17 30,000 2,787 6,140 614 50%
Building 18 25,000 2,323 5,515 552 47%
Building 19 10,000 929 2,780 278 37%
Building 20 13,455 1,250 3,200 320 43%
Building 21 8,970 833 2,900 290 32%
Building 22 13,455 1,250 2,900 290 48%
Building 23 13,455 1,250 3,200 320 43%
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Outline Masterplan E Development Schedule
21/03/2017

Building sqft sqm
Plot Area 
(sqm)

SUDS (sqm) 
10%

Plot 
Ratio

Elevation (metres 
above datum) Height to Eaves (m)

Building 1 10,000      929        2,700        270           38% 76                             8                               

Building 2 60,000      5,574    13,250      1,325        47% 76                             14                            

Building 3 50,000      4,645    11,600      1,160        44% 76                             14                            

Building 4 10,000      929        2,900        290           36% 71                             8                               

Building 5 60,000      5,574    15,150      1,515        41% 68                             20                            

Building 6 15,000      1,394    3,700        370           42% 93                             8                               

Building 7 15,000      1,394    5,300        530           29% 97                             8                               

Building 8 50,000      4,645    10,500      1,050        49% 93                             12                            

Building 9 30,000      2,787    6,900        690           45% 97                             8                               

Building 10 10,000      929        2,500        250           41% 93                             8                               

Building 11 15,000      1,394    3,200        320           48% 82.5                          8                               

Building 12 20,000      1,858    4,200        420           49% 88                             12                            

Building 13 10,000      929        2,500        250           41% 93                             8                               

Building 14 30,000      2,787    6,190        619           50% 83                             12                            

Building 15 20,000      1,858    4,100        410           50% 88                             12                            

Building 16 10,000      929        2,500        250           41% 93                             8                               

Building 17 30,000      2,787    6,140        614           50% 90                             12                            

Building 18 25,000      2,323    5,515        552           47% 95                             8                               

Building 19 10,000      929        2,780        278           37% 95                             8                               

Building 20 13,455      1,250    3,200        320           43% 90                             8                               

Building 21 8,970        833        2,900        290           32% 93                             8                               

Building 22 13,455      1,250    2,900        290           48% 93                             8                               

Building 23 13,455      1,250    3,200        320           43% 90                             8                               

529,335    49,177  




