
 
Telephone Enquiries: Democratic Services, (01254) 380116/380136/380184 
Email:  memberservices@hyndburnbc.gov.uk 
Published on Friday, 16 September 2022 

Page 1 of 1  

 
 
 
 
 
 
 
 
 
 

 

Cabinet 
 
Wednesday, 21 September 2022 at 3.00 pm, 
Scaitcliffe House, Ormerod Street, Accrington 
 
Membership 
 
Chair: Councillor Miles Parkinson OBE (in the Chair) 
 
Councillors Marlene Haworth, Peter Britcliffe, Kath Pratt, Steven Smithson and Joyce Plummer 
 

 

S U P P L E M E N T A L  A G E N D A 
 
 
Leader of the Council (Councillor Miles Parkinson OBE) 
 

13.   Leisure Estate Investment Programme - Review of Alternative Proposals from the 
Public  (Pages 3 - 34) 
 
Report attached. 
 

Portfolio Holder for Housing, Health & Wellbeing (Councillor Kath Pratt) 
 

14.   Proposed Disposal of the Charter Street Site, Accrington  (Pages 35 - 40) 
 
Report attached. 
 

 
 

 

Public Document Pack



This page is intentionally left blank



 

REPORT TO: Cabinet 

DATE: 21 September 2022 

PORTFOLIO: Cllr Miles Parkinson, Leader 

REPORT AUTHOR: Joe McIntyre 

Deputy Chief Executive 

TITLE OF REPORT: Leisure Estate Investment Programme 

Review of Alternative Proposals from the Public 

EXEMPT REPORT  
(Local Government 
Act 1972, Schedule 
12A)  

No Not applicable 

KEY DECISION: No If yes, date of publication:  

 

1. Purpose of Report 
 
1.1. The report informs the Cabinet of work undertaken by independent consultants to the 

Council on potential alternative sites for the development of leisure facilities in Great 
Harwood suggested by Members of the Public. 

2. Recommendations  
 
2.1. Cabinet notes the report. 

3. Reasons for Recommendations and Background 
 

Summary  
 

3.1. The Report examined 3 possible alternative sites suggested by the Public for the 
Council’s intended investment in Leisure. 

3.2. The Consultant’s Report indicates that none of the 3 sites are viable alternatives to 
the development planned for Wilson Playing Fields. 

3.3. The Council should therefore continue to develop its proposals for Wilson Playing 
Field. 
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Detail 

 
 

3.4. The Council has been working with Hyndburn Leisure for a number of years to 
improve the Leisure Estate by significant financial investment.  The aim of this 
investment is to ensure that Hyndburn has appropriate leisure facilities that will help 
reduce poor health outcomes across Hyndburn, encourage more people to lead 
active lifestyles and place Hyndburn Leisure on a sound financial footing for the 
future, by boosting its income from increased usage of the enhanced facilities 
provided and providing facilities that allow Hyndburn Leisure to lower its overall 
operating costs. 

3.5. Hyndburn Leisure and the Council identified that there were 3 significant buildings 
that required major investment to continue.  These were Hyndburn Leisure Centre in 
Church, Mercer Hall in Great Harwood and Wilson Playing Fields in Clayton. 

3.6. After analysis following the Sport England model to determine the appropriate level of 
sporting activity need within Hyndburn for leisure facilities and a major consultation 
exercise, the preferred options emerged to invest in a significant refurbishment of 
Hyndburn Leisure Centre and to repurpose the facilities at Wilson Playing Field into a 
multisport facility by expanding the current offer there to include a variety of new 
activities including swimming, a gymnasium, the development of a café and other 
facilities and target the development of a wide range of other sports and activities.  
Mercer Hall was assessed as unable to continue to fulfil its current role as a leisure 
centre, due to the age and construction of the building and that it needed to be 
repurposed for other usage. 

3.7. In response to these proposals a number of Great Harwood residents approached 
Hyndburn Leisure and suggested that other sites in Great Harwood should be 
considered as alternatives to the proposal to develop major  investment in facilities at 
Wilson Playing Field. These other sites were 

 Windsor Road  

 Alan Ramsbottom Way 

 Former Gas Works 

3.8. In order to assess whether any of the suggested alternative sites had any merit and 
should be pursued further, the Council commissioned an independent report by 
external consultants in the Leisure Industry. 

3.9. The draft report of the Consultant is attached as Appendix 1 to this report. 

3.10. As can be seen from Appendix 1, the Consultant’s conclusion was that each of 
the sites proposed by members of the Public had significant limitation in terms of 
potential development and were considerably less attractive as a proposition than 
Wilson Playing Field and that as such the Council should continue with the 
development at that location. 
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4. Alternative Options considered and Reasons for Rejection 
 

4.1. This report has considered alternative options to the proposal to invest at Wilson 
Playing Field.  The recommendations from the independent report are that the 
alternatives proposals are not viable alternative and that the investment should be 
made at Wilson Playing Field. 

5. Consultations 
 
5.1. The report was commissioned having received representations following an earlier 

consultation exercise. 

6.  Implications 
 

Financial implications (including 
any future financial commitments 
for the Council) 
 

There are no direct financial consequences 
stemming from this report. 

Legal and human rights 
implications 
 

Not applicable 

Assessment of risk 
 

Not applicable  

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 applicable 

 
 

7. Local Government (Access to Information) Act 1985: List of Background 
Papers  

 
Cabinet June 2022 Agenda Item 8 

 

Cabinet December 2021 Supplementary Agenda 
 
Cabinet July 2021 Agenda Reports Pack 
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1. Introduction 

 

1.1. As part of the Strategic Outcomes Planning work it was identified that the existing Mercer 
Hall Leisure Centre is in need of replacement, the initial work completed highlighted that 
Wilsons Playing Fields was an appropriate location due to existing pavilion facilities on 
site, which were also in need of refurbishment.  However following, the consultation 
process a further three site options have been identified in different locations across 
Great Harwood. 

 
1.2. The purpose of this paper is to complete a non-technical analysis of the different sites 

to identify the most viable site option for the new leisure centre. 
 
1.3. The SOPM identified the optimum facility mix for the leisure centre as: 
 

Table 1 – Facility Mix 

Mercer Hall – Replacement New 
Build  

Comments 

• Fitness suite – 50 stations,  

• Studio/Activity Hall 

Size of fitness suite reflects latent demand projections.  

Improve the fitness offer with investment into the gym and 
studio space. 

Studio/Activity Hall can also be used for other activities both 
sporting and non-sporting e.g. youth clubs. 

• Swimming Pool – 25m x 4 
lanes 

Size of pool reflects demand illustrated in Built Facilities 

Strategy 

New pool should encourage increased usage and income and 

be more efficient to operate 

• Catering Small café offer to be managed from the main reception, 
serving hot and cold drinks and pre-prepared snacks. A small 
kitchen preparation area will be required, which can also 
support any events/club use. 

 

1.4. The strategic outcomes to be achieved through the leisure transformation project are 
set out overleaf. 
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Figure 1 – Strategic Outcomes 
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2. Site Options Overview 

 

2.1. The Council has provided the following four options for the site analysis: 
 

1. Wilsons Playing Fields, Clayton Hall Drive, Clayton Le Moors (BB5 5SF) – This 
site is located just outside Great Harwood off the main A680. 

2. Windsor Road Recreation Ground (BB6 7AU) – Located in the centre of Great 
Harwood adjacent to Tesco 

3. Land at Alan Ramsbottom Way (BB6 7UR) – Located on the outskirts of Great 
Harwood 

4. Former gas holder site (BB6 7UA) – Located on the outskirts of Great Harwood 
 
Figure 2 – Current Site Map 
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2.2. The map below shows the four sites and their location against areas of deprivation.  It 
can be seen that Wilsons Playing Fields is located in an area with a higher IMD score 
than the other three sites. 

 
Figure 3 – Map of site locations against areas of deprivation 
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3. Site Catchment Area 

 

3.1. Wilsons Playing Fields 
 
3.1.1. The image below highlights the location of the site (red circle). 

 
Figure 4 – Wilson Playing Fields Location 

 

3.1.2. This site is located to the east of Great Harwood in the north of Clayton-le-Moors.  It is 
a relatively large site with playing pitches, athletics track and a pavilion already on site.  
It has a substantial amount of residential surrounding the site but also has woodland 
around the boundary and is in close proximity to the Leeds and Liverpool Canal. 

 
3.1.3. The site is 1.3 miles from the existing mercer Hall leisure Centre, approximately a 5 

minute drive or 23 minute walk. 
 
3.1.4. The site is owned by Hyndburn Borough Council.  It is noted that there is a gas line 

running across the site close to the border.  There is a covenant that the Council cannot 
build over the gas line, however the original deed of grant as now expired, and the 
Council is currently investigating the current status of the original agreement.  However, 
there is adequate space on site to place a new leisure centre building without breaching 
the agreement. 

 
3.1.5. The map overleaf shows a 20 minute walk time from Wilsons Playing Fields, it covers 

the main suburban areas of Clayton-le-Moors and a small part of east Great Harwood. 
Just over 7.5k people live within this walk time. 
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Figure 5 – Wilsons Playing Fields 20 minute walk time 

 

Table 2 – Residents within 20 minute walk time by age  

Combined 0-14 15-24 25-39 40-59 60-79 80+ Total 

0-10 170 93 210 348 418 69 1,308 

10-20 1,140 622 1,207 1,531 1,308 398 6,206 

Total 1,310 715 1,417 1,879 1,726 467 7,514 
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3.1.6. The following map shows a 20 minute drive time from Wilsons Playing Fields. Due to its 
location just off the A678 and M65 a 20 minute drive time the majority of the Hyndburn 
borough is within 15 minutes’ drive time, with 20 minutes stretching as far as Bamber 
Bridge in Preston, Clitheroe to the north and Colne in the Borough of Pendle. 
Within 20 minutes’ drive there are over 450k residents. 

Figure 6 – Wilsons Playing Fields 20 minute drive time 

 

Table 3 – Residents within 20 minute drive time by age  

Combined 0-14 15-24 25-39 40-59 60-79 80+ Total 

0-2.5 742 389 821 1,074 1,030 278 4,334 

2.5-5 2,835 1,661 2856 3,941 2,979 739 15,011 

5-10 15,676 9,088 14,938 19,147 14,589 3,391 76,829 

10-15 40,069 22,498 38,551 48,509 32,868 7,705 190,200 

15-20 31,707 17,616 31,094 42,897 34,520 7,896 165,730 

Total 91,029 51,252 88,260 115,568 85,986 20,009 452,104 
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3.2. Windsor Road Recreation Ground 
 
3.2.1. The image below highlights the location of the site (red circle). 
 

Figure 7 – Windsor Road Recreation Ground Location 

 

 

3.2.2. The Windsor Road Recreation Ground is centrally located in Great Harwood and the 
closest site to the current Mercer Hall Leisure Centre, at a 4 minute walk away. 

 
3.2.3. The site is owned by Hyndburn Borough Council.  The Council has confirmed that the 

Deed Packet for the site contains the deeds for the title and the Land Registry document 
(LAN53412) specifies a restrictive covenant that the land will remain as a public 
recreation ground or park in perpetuity.  The Council has stated that if this site is 
considered then approximately 2/3 of the site will be available, as shown by the red circle 
on the map above. 

 
3.2.4. A long and narrow site it is surrounded by retail and residential areas and is one of the 

larger recreation grounds serving the town. 
 
3.2.5. The map overleaf shows a 20 minute walk time from Windsor Road Recreation Ground, 

nearly all areas of Great Harwood can be reached within a 20 minute walk.  There are 
nearly 11,300 residents living within a 20 minute walking distance. 

 

  

Page 19



Hyndburn Borough Council & Hyndburn Leisure Trust 
Mercer Hall Replacement Leisure Centre 

Site Options Review 

Max Associates – Private & Confidential   12 
 

Figure 8 – Windsor Road Recreation Ground 20 minute walk time 

 

Table 4 – Residents within 20 minute walk time by age  

Combined 0-14 15-24 25-39 40-59 60-79 80+ Total 

0-10 812 458 836 1,082 727 163 4,078 

10-20 1,211 743 1,256 1,865 1,699 441 7,215 

Total 2,023 1,201 2,092 2,947 2,426 604 11,293 
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3.2.6. The following map shows a 20 minute drivetime.  Due to its town centre location it does 
not reach quite as far as the Wilsons Playing field 20 minute catchment area but does 
cover the whole of the Hyndburn borough.  There are over 383k people living within a 
20 minute drive time. 

 
Figure 9 – Windsor Road Recreation Ground 20 minute drive time 

 

Table 5 – Residents within 20 minute drive time by age  

Combined 0-14 15-24 25-39 40-59 60-79 80+ Total 

0-2.5 1,399 797 1,408 1,895 1,471 384 7,354 

2.5-5 867 520 950 1,470 1,398 330 5,535 

5-10 8,787 5,125 8,320 11,392 8,744 2,066 44,434 

10-15 34,636 20,050 33,398 42,184 29,192 6,909 166,369 

15-20 32,710 17,926 31,310 40,240 30,396 7,203 159,785 

Total 78,399 44,418 75,386 97,181 71,201 16,892 383,477 
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3.3. Alan Ramsbottom Way 
 
3.3.1. The image below shows the location of the proposed site.  It is not yet known the exact 

location on site in which the leisure centre could be built.  The site is in the south-east 
of Great Harwood, predominantly surrounded by retail and industrial units. 

 
Figure 10 – Alan Ramsbottom Way Location 

 

3.3.2. Research completed by the Council, show that the land is owned by the Council and 
appears to be three large packets, the majority of which are ground leases to other 
parties (unlikely to pertain to the open space). 

 
Figure 11 – Alan Ramsbottom Way Location – redline plan 
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3.3.3. The Council has identified that LAN73544 & 73311 cover the potential land for the site, 
both have covenants for the benefit of Richard Trappes-Lomax from an original 
conveyance in 1925.   

 
3.3.4. There are many easement agreements for utilities on the site, most are likely to be for 

the industrial plots and pertain to the roadway and plots rather than the open space, but 
LAN73544 notes a grant to NORWEB; there is a distinct possibility that other ROWs 
exist over the land and therefore a full search will be required if the site is taken forward.   

 
3.3.5. A 20 minute walk from the site reaches the majority of Great Harwood but also parts of 

North Clayton-le-Moors.  Just under 11,200 residents live within walking distance. 

 
Figure 12 – Alan Ramsbottom Way 20 minute walk time 

 

Table 6 – Residents within 20 minute walk time by age  

Combined 0-14 15-24 25-39 40-59 60-79 80+ Total 

0-10 242 108 217 168 140 39 914 

10-20 1,800 1,101 1,950 2,694 2,213 526 10,284 

Total 2,042 1,209 2,167 2,862 2,353 565 11,198 

 

Page 23



Hyndburn Borough Council & Hyndburn Leisure Trust 
Mercer Hall Replacement Leisure Centre 

Site Options Review 

Max Associates – Private & Confidential   16 
 

3.3.6. The 20 minute drive time catchment of the Alan Ramsbottom Way site is comparable to 
Wilsons Playing Fields and reaches just under 405k people. 

 
Figure 13 – Alan Ramsbottom Way 20 minute drive time 

 

Table 7 – Residents within 20 minute drive time by age  

Combined 0-14 15-24 25-39 40-59 60-79 80+ Total 

0-2.5 214 101 206 225 310 102 1,158 

2.5-5 2,819 1,596 2,985 4,075 3,313 790 15,578 

5-10 9,940 5,693 9,515 12,253 9,158 2,134 48,693 

10-15 32,245 18,904 31,150 40,911 28,870 6,811 158,891 

15-20 37,280 20,371 35,729 45,273 33,934 8,039 180,626 

Total 82,498 46,665 79,585 102,737 75,585 17,876 404,946 
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3.4. Former Gas Holder Site 
 
3.4.1. The image below shows the location of the proposed site.  It is not yet known the exact 

location on site in which the leisure centre could be built.  The site is in the east of Great 
Harwood, located opposite the Windsor Road Recreation ground site.  It is 
predominantly surrounded by retail and industrial units. 

 
3.4.2. The Council does not own this site. 
 

Figure 14 – Former Gas Holder Site Location 

 

3.4.3. A 20 minute walk from the site reaches the majority of Great Harwood but also parts of 
North Clayton-le-Moors.  Just over 12,500 residents live within walking distance. 
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Figure 15 – Former Gas Holder Site 20 minute walk time 

 

Table 8 – Residents within 20 minute walk time by age  

Combined 0-14 15-24 25-39 40-59 60-79 80+ Total 

0-10 770 419 810 939 640 151 3,729 

10-20 1,463 906 1,525 2,336 2,082 498 8,810 

Total 2,233 1,325 2,335 3,275 2,722 649 12,539 
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3.4.4. The 20 minute drive time catchment of the Former Gas Works site is comparable to 
Wilsons Playing Fields and reaches just under 407k people. 

 
Figure 16 – Former Gas Holder Site 20 minute drive time 

 

Table 9 – Residents within 20 minute drive time by age  

Combined 0-14 15-24 25-39 40-59 60-79 80+ Total 

0-2.5 14,59 844 1,553 1,932 1,430 361 7,579 

2.5-5 1,636 902 1,708 2,458 2,276 553 9,533 

5-10 10,971 6,329 10,433 13,333 9,841 2,283 53,190 

10-15 34,490 19,968 33,158 43,044 29,915 7,153 167,728 

15-20 34,123 18,741 32,974 42,483 32,681 7,658 168,660 

Total 82,679 46,784 79,826 103,250 76,143 18,008 406,690 
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3.5. Public Transport 
 
3.5.1. The map below highlights the location of bus stops in relation to the potential sites. 
 
3.5.2. The Windsor Road Recreation ground is relatively well served with bus stops on Queen 

Street and Park Road.  People visiting by bus getting off on Queens Street would either 
have to walk through Tesco’s car park or around Tesco’s to reach the site. 

 
3.5.3. Alan Ramsbottom Way does not have any bus stops along the road adjacent with the 

site, however there is a bus stop where Wood Street meets Heys Lane, a short walk 
away.  This bus stop and the one on Park Road are also the closest to the Former Gas 
Works site. 

 
3.5.4. Wilsons Playing Fields Site has a bus stop very close to its entrance on the main A680. 
 

Figure 17 – Bus stop locations 

 

 

3.5.5. It is understood that part of the Lancashire County Council Levelling Up Fund (LUF)  
application is the development of two cycleway routes.  One of these routes passes very 
close to the Wilsons Playing Fields site. 

 
3.5.6. Route 6 includes the development of the North Church/South Clayton-le-Moors Canal 

Towpath, works would include way finder signing, surfacing existing un-bound canal 
towpath and improving access with ramps and widened steps.  This route passes close 
to the South-East corner of the Wilsons Playing Fields site and therefore presents an 
opportunity to promote cycling as an alternative to vehicle use supporting the active 
travel strategic outcomes identified in the strategic outcomes planning report. 
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Figure 18 - LUF funding - Proposed canal towpath improvements 

 

  
Wilsons Playing Fields Site 
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4. Initial Architect Comments 

 

4.1. Pozzoni Architects have undertaken a high level review of each site and have made the 
following comments from a design, technical and construction perspective. 

 
4.2. Wilsons Playing Fields – 19.298 acres 
 

• The site is currently established as a sports and recreation venue. 

• The site is bound on east, south and west by dense woodland, with established 
residential uses on 3 sides. 

• The site sits within flood zone 1. 

• Development at the northern end of the site by the current car park would allow 
for the retention of the current sports pitches. 

• Incorporation of the current sports pavilion into the proposed leisure centre could 
offer additional parking space and create a leisure hub. 

• Noise and intensity of use could be managed by times of use strategy. 

• On balance of location, use and scale, we would suggest that this site be 
considered. 

 
4.3. Windsor Road – 4.163 acres (Arthur Street to park road) 
 

• The site is long and narrow, flanked on all sides by a dense, almost continuous 
row of mature trees. 

• The site is bound by terraced residential properties to the north and a range of 
manufacturing, storage and retail uses to the south. 

• The site appears to have an existing junior football pitch within the curtilage. 

• The site appears to be roughly flat and uniform. 

• The land is in the ownership of the Council. 

• Leaving sufficient space for circulation and tree roots, we anticipate a usable north 
to south dimension of circa 40m, meaning either the site is too shallow, or the 
concept design would need to be reconsidered (the proposed leisure centre 
concept design measures roughly 45m wide and 43m deep). 

• The site sits in flood zone 1 but boarders onto flood zone 2 along its southern 
edge. 

• Access by car onto the site will need careful consideration, with some trees 
requiring removal. 

• Noise will be a consideration, especially to the residents to the north of the site. 

• Assuming circa 100 car parking spaces, the scale of land means it unlikely that 
the current pitch could be retained. 

• On balance of proportion, scale, noise and access, we would suggest this site be 
discounted. 

 

4.4. Alan Ramsbottom Way – 10.635 acres. This includes the surrounding woodland. 
 

• The site is bound by woodland to the south and industrial units to the north, 
separated by a dense strip of trees. 

• The site has very limited views from Alan Ramsbottom Way, so would struggle to 
create visual identity.   The site is also lower than the road.   With the current 
design concept being single storey, impact and visibility would be difficult to 
achieve. 
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• The site sits within flood zone 1, but boarders onto flood zone 3 along the southern 
edge. 

• The surrounding areas are predominantly industrial and not aligned to leisure use 
- There does not appear to be any current leisure uses on the site. 

• The site seems of reasonable proportion to support a new leisure centre, however, 
because of the density of woodland, it would struggle to support a any outdoor 
facilities in addition to the required parking provision. 

• Any outdoor playing space would require the removal of woodland and there is a 
risk of this not being supported by the Council.   

• Alan Ramsbottom Way does not have any bus stops along the road adjacent with 
the site  

• On balance of location, scale and woodland, we would suggest this site be 
discounted. 

 

4.5. Gas Holder – 5.696 acres. This is based on the registered freehold site as shown 
on the land registry map search facility. 

 

• It appears to be held on 2 separate titles and part is subject to a leasehold interest. 
(The Council does not own this land). 

• Site contamination and remediation is of the utmost priority to understand, as this 
could add significant cost. 

• The site appears to be big enough to support a leisure centre and associated car 
parking, but further design work would be required to ascertain if any outdoor 
facilities could be provided. 

• The site is bound by housing to the north, industrial uses to the east and retail 
south and west. 

• The site sits within flood zone 2 

• On balance of risk (contamination and flooding) and scale, we would suggest this 
site be discounted. 
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5. Advantages & Disadvantages 

 

5.1. An analysis if the advantages and disadvantages of each site has been completed 
below. 

 
Table 10 – Advantages & Disadvantages 

Site Advantages Disadvantages 

• Wilsons 
Playing 
Fields 

• Already sporting facilities on site, therefore 
extending service provision rather than 
change of use 

• Largest site option available that can offer 
indoor and outdoor leisure facilities, 
supporting the Active Environments 
priorities in the Strategic Outcomes 
Planning work 

• A wide variety of physical activity 
opportunities can be delivered on site from 
traditional fitness and swimming to 
supported walks around the grounds, the 
range of activities offered will appeal to 
more people in the catchment, therefore 
attracting people from different community 
and target groups 

• Adjacent to major road networks giving it a 
large drive time catchment 

• The site can provide all of the facilities 
required to meet strategic need 

• Close to the canal, therefore opportunity to 
link active travel, particularly if LUF funding 
secured for canal towpath improvements. 

• The pavilion on site is in need of 
refurbishment or replacement, therefore this 
can be addressed at the same time  

• Additional facilities will support existing 
clubs on site 

• Bus stop located close to the site entrance 
on the main A680 

• Good access to site during construction 

• It is located in an area with a higher score of 
multiple deprivation, therefore surrounding 
residents are likely to be recognised as 
target groups and those most in need of 
access to physical activity facilities and 
services.  This directly supports the 
strategic outcomes and targets. 

• Lowest flood risk compared to other site 
options 
 

• It is just outside of the Great Harwood town 
location 

• Less residents live within a 20 minute walk 
time compared to the other sites, a 
proportion of Great Harwood residents 
would need to drive to the site 

• Less passing footfall to maximise as it is not 
located next to retail 

• Noise consideration for surrounding 
residential, however this could be managed 
through a programming strategy. 

• Gas pipe crossing the site, however 
placement of the new leisure centre can 
avoid the pipeline so as not to breach any 
agreements (in the process of being 
investigated to further mitigate any risks) 

 

Windsor 
Road 
Recreation 
Ground 

• Town centre location 

• Closest site to the existing Mercer Hall 
leisure Centre 

• Adjacent to large retail therefore generating 
more footfall that could access the leisure 
centre 

• The majority of Great Harwood residents 
live within a 20 minute walking distance 

• The deeds for the title and the LR doc 
LAN53412 specifies a restrictive covenant 
that the land will remain as a public 
recreation ground or park in perpetuity. 

• Small and narrow site which may limit the 
design and layout options, approximately 
2/3 of the site could be considered for 
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Site Advantages Disadvantages 

• Bus stops located close to the site 

• Town centre parking available 

 

development, if the Council can overcome 
the restrictive covenant 

• No space for outdoor pitches or facilities 

• Loss of one/some of the towns green 
spaces – goes against one of the key 
strategic outcomes of increasing access to 
parks and green spaces  

• Slightly smaller catchment within a 20 
minute drive time than other sites 

• Wilsons Playing Fields pavilion will require 
investment therefore additional capital cost 
to the Council if the replacement leisure 
centre is built on a different site 

• The concept design would need to be 
changed to fit onto the site 

• Site boarders onto a flood zone 2 

• Trees are likely to require removing for site 
access 

• Lose the existing pitch 

Alan 
Ramsbottom 
Way 

• Within Great Harwood town but located on 
the outskirts close to Clayton-le-Moors, 
meaning there is good access from both 
areas 

• The site is large enough to accommodate 
the concept design and parking 
 

• Further searches would be required to 
determine rights of way over the site, before 
determining if it is suitable, this would delay 
the progression of replacing Mercer Hall 
Leisure Centre 

• Located in an industrial area with no other 
leisure use on site 

• Visibility would be difficult to achieve 

• Boarders onto a flood zone 3 

• Wilsons Playing Fields pavilion will require 
investment therefore additional capital cost 
to the Council if the replacement leisure 
centre is built on a different site  

• Least accessible by bus out of the sites 

Woodland would need removing if outdoor 
play space/pitches are required. 

Former gas 
Works Site 

• Relatively central location in Great Harwood 

• Largest catchment within walking distance 

• Located close to retail and industrial units 
which would generate additional footfall 
past the leisure centre 

• The site is large enough to accommodate 
the concept design and parking 
 

• Site is not owned by the Council, therefore it 
would need to acquire the site to progress 
which will have additional cost and delay 
the project 

• Being a former gas works site there could 
be potential contamination issues – this 
needs to be fully understood or it could add 
considerable additional cost 

• It is unlikely that there would be capacity for 
outdoor facilities as well as car parking  

• There is a bus stop nearby but not 
immediately adjacent to the site. 

• Wilsons Playing Fields pavilion will require 
investment therefore additional capital cost 
to the Council if the replacement leisure 
centre is built on a different site 

• Site sits in flood zone 2 
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6. Conclusions 

 

6.1. Whilst the Former Gas Works Site is in a good location, it is not owned by the Council it 
would therefore incur additional cost to acquire the land, which will also delay the project.  
This is a significant obstacle in pursuing this as a realistic option.  This site will not be 
able to deliver the extent and range of facilities and activities that are possible at the 
Wilsons Playing Fields site.  The risk of contamination on the site is high and could add 
considerable costs if this is not properly investigated.  Due to the ownership of the land, 
size of site and risk of contamination and flooding we would not recommend this site as 
a viable option. 
 

6.2. Further work is required  at the Alan Ramsbottom Way Site to understand if there are 
any restrictions on the site that would limit the ability to build a leisure centre, this will 
take time and delay the leisure transformation project.  Whilst the site is located on the 
outskirts of Great Harwood and close to Clayton-le-Moors, public transport access is not 
as good as other sites, it is also a predominantly industrial area and visibility will be hard 
to achieve.  This site will not be able to deliver the extent and range of facilities and 
activities that are possible at the Wilsons Playing Fields site.  Due to the site and 
surrounding use, size of site, flood risk and potential impact to woodland we would not 
recommend this site as a viable option. 

 
6.3. Whilst the Windsor Road Recreation Ground Site is in a central location with excellent 

links to the town centre and opportunity to maximise footfall, the restrictions of the site 
and size of the site will result in a limited leisure offer compared to the Wilsons Playing 
Fields site. A new concept design would need developing to fit within the boundary of 
the site, which would delay the leisure transformation programme.  The town would also 
lose a centrally located park facility or have a substantially reduced green space in the 
town centre.  This site will not be able to deliver the extent and range of facilities and 
activities that are possible at the Wilsons Playing Fields site and therefore its ability to 
maximise achieving strategic outcomes is limited.  Taking all of these factors into 
consideration it is not recommended as a viable site option. 
 

6.4. Overall, Wilsons Playing Fields offers an excellent opportunity to provide a greater mix 
of facilities and the opportunity to develop the sporting provision that already exists on 
site.  There is a greater opportunity offer indoor and outdoor activities appealing to a 
wider audience.  This site is well aligned to the active environment objectives.  The 
greatest disadvantage of the site is that it is not in Great Harwood where the current 
Mercer Hall Leisure Centre is located, however it will serve both the Great Harwood any 
Clayton-le-Moors residents well.  It is suggested that the ability to offer a wider range of 
activities, maximise the benefits of outdoor activity and space due to the size of the site 
and the impact this will also have on the commercial viability of a centre in this location 
outweighs the disadvantages of its location.  As the largest site available, current leisure 
use and ability to meet strategic outcomes Wilsons Playing Fields is considered to be 
the most viable site for the replacement leisure centre. 
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REPORT TO: Cabinet 

DATE: 21 September 2022 

PORTFOLIO: Cllr Kath Pratt - Housing, Health and Wellbeing 

REPORT AUTHOR: Mark Hoyle, Head of Regeneration and Housing 

TITLE OF REPORT: Proposed Disposal of the Charter Street Site, 
Accrington 

EXEMPT REPORT  
(Local Government 
Act 1972, Schedule 
12A)  

No Not applicable 

  

KEY DECISION: No If yes, date of publication:  

 
  
1. Purpose of Report 
 
1.1 To seek Cabinet’s approval for the disposal of the Council’s interest in the Charter Street site 

(shown red on the plan attached at Appendix 1). 
 

 
2. Recommendations  
 
 I recommend that Cabinet: 
 
2.1 Considers and gives in principle approval to the disposal of the Charter Street site (Appendix 

1) to Building for Humanity CIC at open market value of £200,000, subject to the outcome of 
the Council’s advertisement of its intention to dispose of public open space in accordance with 
Section 123 (2A) of the Local Government Act 1972 and consideration of any responses 
received; and 

 
2.2 Delegates authority to the Head of Regeneration and Housing to consider any responses 

received following the advertisement of the intention to dispose of public open space in 
accordance with clause 2.1 above and following consultation with the Portfolio holder for 
Housing and Regeneration, to decide whether to proceed with the disposals in light of those 
responses, if any. 

 
2.3  Delegates authority to the Head of Regeneration and Housing in consultation with the 

Executive Director (Legal and Democratic Services) to agree and finalise detailed terms in 
relation to the disposal recommended by clause 2.1     

 

3. Reasons for Recommendations and Background 
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3.1 On the 12th September 2019 Cabinet gave consent to dispose of Charter Street site, 

Accrington to Building for Humanity for residential development at nil value subject to a number 
of preconditions.  Building for Humanity has subsequently secured planning approval for a 
residential development, but has not been able to progress other pre-conditions within set 
timescales.  These included commencement of development within 6 months of securing 
planning permission and becoming a registered provider with the Regulator of Social Housing.  
On the latter point, Building for Humanity still intend to become a registered provider but will 
not be able to do so until it is owning and managing housing stock. 

 
3.2 In addition, Building for Humanity is not able to acquire the Council’s land under terms 

favourable to the Council in order to acquire the site at nil value.  To protect the Council’s 
interest, the Council required the land to be purchased under a building licence arrangement, 
however Building for Humanity were not able to acquire the land under this type of 
arrangement.  

 
3.3 Building for Humanity secured planning approval on the 14th of July 2021 for a 100% 

affordable, zero carbon housing scheme comprising  46 dwellings across a mix of apartments 
and family homes, a community training hub and communal growing space and gardens.   

 
3.4 Following further consideration, Building for Humanity has secured finance for the proposed 

development and to acquire the Council’s land at best consideration.  The Council has valued 
the land for residential purposes at £200,000.  If the Council agrees to dispose of the site to 
Building for Humanity at open market value the Council will have a weaker bargaining position 
in terms of imposing conditions on the sale, but the Council will still seek 50% nomination 
rights to the accommodation in perpetuity and will seek to include this in the contract for sale.  
Building for Humanity has agreed in principle to grant the Council 50% nomination rights, 
stressing it wants to support the Council in meeting local housing needs. 

 
3.5 The site (Appendix 1) can be considered public open space and therefore the Council will 

follow the requirements of Section 123 (2A) of the Local Government Act 1972, by advertising 
its intention to sell the land, and consider any objections to the proposed disposal which may 
be made.   

 
 

4. Alternative Options considered and Reasons for Rejection 
 
4.1 As described in paragraphs 3.1 and 3.2 above Cabinet had previously agreed to sale of the 

land to Building for Humanity at nil value, but this approach has proved problematic for Building 
for Humanity who have been unable to acquire the land on terms that would be favourable to 
the Council, and therefore this option had to be ruled out.  Whilst Building for Humanity has 
secured in principle funding for the proposed development it cannot secure that funding under 
a building licence arrangement and therefore following further discussions with Building for 
Humanity it has decided the best approach would be to acquire the land at open market value 
which would give a freehold interest, which is acceptable to the funder. 

 
 
5. Consultations 
 
5.1 The site comprises of public open space and therefore Cabinet can only approve the decision, 

subject to the outcome of public open space advertising as described in paragraph “3.5” 
above.  The Council has a statutory duty to advertise its intention to dispose of Public Open 
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space and to consider any objections that may be received before making a final decision 
about sale.   

 
 
6. Implications 
 

Financial implications (including 
any future financial commitments 
for the Council) 
 

Disposal of the site would remove the Council’s 
financial responsibility for the site, especially 
maintenance costs, albeit these are low. 
 
Sale of the land will generate the Council a capital 
receipt of £200,000. 

Legal and human rights 
implications 
 

The Council will advertise its intention to dispose 
of open space as described in paragraphs “3.5” 
and “5.1”. 
 
The Council’s Legal Team will draw up a contract 
for sale. 

Assessment of risk 
 

There are no financial risks arising from this 
report, and any legal risks will be address in the 
contract for sale. 

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.  
 

There are no equality or diversity issues arising 
from the sale of the Council’s land. 

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

List of Background Papers  
 
7.1  Report to Cabinet 12th September 2019, “Proposed Disposal of the Charter Street Site, 

Accrington: 
 

https://democracy.hyndburnbc.gov.uk/documents/s10830/Disposal%20of%20Charter%20Stree
t%20Report.pdf 

 
 
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. 
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