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REPORT TO: Cabinet 

 

DATE: 

 

21 September 2022 

PORTFOLIO: 

 

Cllr Miles Parkinson OBE - Leader 

REPORT AUTHOR: 

 

Chief Planning and Transportation Officer 

TITLE OF REPORT: 

 

Hargreaves Warehouse – Fire and Partial Demolition.   

EXEMPT REPORT  

(Local Government 

Act 1972, Schedule 

12A)  

Options Not applicable 

  

KEY DECISION: Options If yes, date of publication:  

 

1. Purpose of Report 

 

1.1 To advise members on the actions taken to make Hargreaves Warehouse safe following the 

recent fire.   

 

2. Recommendations  

 

2.1 That the report be noted.   

 

2.2 That Cabinet agree retrospectively to the waiver of the Contract Procedure Rules on the 

grounds that the need to procure a contractor was urgent and a procurement exercise could 

not have been conducted within the timescales needed.   

 

3. Reasons for Recommendations and Background 

 

3.1 Hargreaves Warehouse is a stone built, canal-side warehouse designed on an L-shaped plan 

and is of four storeys plus and attic.  The front and side elevations fronting onto Blackburn 

Road and Bridge Street are faced with course hammer dressed, watershot sandstone, and the 

dressings to the opening are monolithic blocks.  When it was present, the building had a welsh 

slate roof, although originally this is likely to have been a sandstone roof.   

 

3.2 The building lies a short distance to the south west of Accrington Town Centre, in the heart of 

the Church Canalside Conservation Area.  This incorporates the historic core of Church 

together with the canal corridor, including the Aspen Valley area of Oswaldtwistle.  The 

designated area is characterised to a large extent by industrial features dating back to the 

Georgian era, including the Leeds and Liverpool Canal and associated basin and coke ovens.   
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3.3 Hargreaves warehouse is a Grade II Listed Building.  The listing refers to the building as 

“Canal Warehouse, 49-53 Blackburn Road” and is reference 1072724.  The building was listed 

on 13th September 1976.  The listing is as follows:   

 

 Canal warehouse on Leeds-Liverpool canal, 1836.  Watershot coursed front and side (rubble at 

rear), slate roof.  L shaped plan, 4 storeys; to road, 2 gables with short linking range which 

contains a giant arch with rusticated voussoirs and a 2nd floor window, and each side of this 2 

windows on each floor.  Block on right continues as long wing to rear, with round arched 

openings at ground floor (now windows), 3 windows on each of two floors above, and three 

tiered round arched loading doors in side and gable walls of end bay.  History: built by 

Hargreaves Brothers (calico printers etc) of Broad Oak, Accrington.   

 

 The Condition of the Building 

 

3.4 Grimley’s undertook a condition survey of the building in 2004.  This included photographs of 

the main elevations, internal floors and roof.  Oxford Archaeological North undertook a 

Heritage Appraisal of the building in 2011.  This was not a structural survey although the report 

noted at para 5.2.15 that “the warehouse has been vacant for some time, and has been 

allowed to deteriorate.  As a vacant property, it is considered to be vulnerable.” 

 

3.5 There are photographs of the building taken in 2016.  These indicate that the building had a 

partial roof and the Commercial Hotel (immediately to the east, but subsequently demolished) 

was still present.   

 

 
 

 Fig 2. Aerial photograph taken November 2021 prior to the collapse of the roof to the north-

east section.  Source:  Buttress Architects, Jan 2022.   

 

3.6 On 25th March 2020 there was an accident at the site involving Mr Guy Cornwell, who was 

seriously injured following a fall in the building.  A report was prepared by the Council’s 
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Building Control Surveyor (PC) that included photofraphs of the site.  Mr Cornwell passed way 

several months after this incident.   

 

3.7 A condition survey of the building was most recently undertaken in January 20221.  The scope 

of the survey was limited by the condition of the building, the report noting at para 2.2.10 that: 

 

“It should be noted that some areas are structurally in a very poor condition, and inspection in 

these locations is limited to safely accessible vantage points.  In a similar manner, to the aerial 

inspection, in some instances the extent of stored materials and/or collapsed fabric obscures 

parts of the fabric in some areas.” 

 

3.8 The 2022 survey report summarizes the condition of the building in eight paragraphs, of which 

the following are relevant: 

 

3.1.1 The building is in very poor condition and deteriorating. 

 

3.1.2 [Not relevant] 

 

3.1.3 It has recently suffered a significant roof collapse and it appears that floors within the 

north-eastern section were lost some time ago, potentially prior to the roof collapse.   

 

3.1.4 Parts of the building are considered unstable and deteriorating, particularly the north-

eastern section.  Loss of lateral stability to the western wall of the north-eastern 

section has led to a signficant distortion in this wall, which is essentially unrestrained.   

 

3.1.5 The majority of the areas of particular concern are located in areas which are not 

accessible to the public and therefore were not considered a threat to public safety at 

the time of the inspection.  The exception to this are the coping stones atop the 

western gable to the Blackburn Road elevation.  These are at risk of falling onto the 

pavement and require urgent remedial action. 

 

3.1.6 The south western section, to the western side of the arched opening, is in poor 

condition.  It is understood that it was re-roofed in 2009 and this appears to have 

prevented the level of decay seen elsewhere.  The interior of this section has been 

partially refurbished, apparently to provide a residential dwelling.   

 

3.1.7 It is noted that these alterations, including the addition of two new windows to the 

rear elevation of this section, appear to have been undertaken without the benefit of 

planning or listed building consent.   

 

                                                      
1
 Condition Survey was carried out by Stephen Anderson of Buttress Architects and David Wiggins of Clach 

Conservation on 14
th
 January 2022.   



Page 4 of 16 
 

3.1.8 The quality and nature of stored materials to the rear yard and interior of the south-

western section present a hazard in themselves and will require removal before any 

extensive repairs could commence.   

 

3.9 In Section 4.3, Health and Safety, the report comments as follows: 

 

4.3.1 The building is generally in very poor condition, with areas which are not safely 

accessible.  It is also the case that the condition of the building will continue to 

deteriorate.   

 

4.3.2 This leads to two conclusions.  Firstly that action to stabilise the condition of the 

building is urgent and secondly that over time, the ability to safely and effectively 

undertake any works to the structure will become increasingly limited.   

 

4.3.3 Current health and safety issues include: 

 Unstable floors, particularly to the upper levels of the south-western section 

and to the entirety of the south-eastern and north-eastern sections. 

 Risk of structural collapse, particularly to the north-eastern section.  This 

section is not safe to enter.   

 Structural movement to the masonry shell, partuicularly to the western wall of 

the north-eastern section, overlooking the rear yard.  Whilst not appearing to 

be at immediate risk of collapse, careful monitoring is required and caution 

should be exercised in working in close proximity to this wall. 

 Loose and unstable masonry at high level, including coping stones.  There is 

a risk of falling masonry, particularly from the exposed wall heads of the 

north-eastern range, which are not publicly accessible locations, and to the 

coping stones on the Blackburn Road and Bridge Street elevations of the 

south-western and south-eastern sections. 

 Risks from stored materials internally and externally, including the potential 

for sharop edges, slips and trips and falling of objects stored at high level 

over access routes.   

 Risks from organic sources, including moulds internally, evidence of rodents 

etc.   

4.34 Given the above and the dynamic nature of the situation, careful preparation of risk 

assessments and method statements are required before any activity on site.   

 

3.10 Even before the fire, it is evident that the building had a number of structural and safety issues 

that were known about.   

 

 The Fire 

 

3.11 On 20th August 2022 there was a major fire at the building.  It is reported that the fire was 

attended by six fire engines and in order for fire-fighters to safely manage the incident they 

closed both Blackburn Road and Bridge Street.   
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3.12 A firm of demolition contractors had erected security fencing that effectively blocked the roads 

and provided a safe working area for the Fire Authority.   

 

3.13 When officers of the Council were able to inspect the building on Monday 22nd August 2022, it 

was evident that the fire had caused further significant damage to the building: 

 The roof is no longer present. 

 Floors are no longer present, with the exception of some charred joists / timbers. 

 Serious cracking of the wall on the SE corner on Blackburn Road. 

 Partial collapse of the wall above two windows in the west side of the building. 

 Loose materials on the tops of walls at a high level. 

 Further deterioration of the walls on the north side of the building and bowing out of 

wall. 

 Cracking on west gable end of building on Bridge Street.   

 

The fire, coupled with the collapse of the roof and floors is also likely to have damaged tie bars that 

were put in place to help retain structural integrity.   

 

 
 

 Fig 3.  Aerial image taken 22nd August 2022 following the fire.  Source:  Still from Lancashire 

Fire Authority drone footage.   

 

3.14 Photographs of the building were taken and the fire authority also took drone footage.  The 

floors and roof of a building give considerable structural support to a building this size, and the 

loss of both the floors and the roof would have further compromised the structural integrity of 

the building.  Together with clear signs of cracking, collapsed lintels on the top floor and heat 

damage to tie-rods (that had been put in to lend stability), the Councils Building Control 

Surveyor, Engineer and Chief Planning Officer were all highly concerned about the structural 

integrity of the building and (in turn) its immediate safety.   

 

3.15 Photographs are appended to this report.   
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 Critical Incident Team 

 

3.16 The Council’s Chief Executive Officer established a critical incident team that comprised senior 

officers of the Council, Councillors and the Member of Parliament for Hyndburn.  The group 

met on four occassions, twice on 22nd August and also on 23rd August and on 24th August 

when the critical incident was closed.   

 

3.17 In the light of discussions that took place during the second critical incident meeting on Monday 

22nd August, verbal legal advice was sought from a Barrister in relation to a number of matters 

relating to the on-going incident.  The briefing with the Barrister was attended by senior Council 

officers.   

 

 Road Closures 

 

3.18 In order to safetly manage the fire, the Fire Authority closed Bridge Street and Blackburn Road.  

There are a number of major companies located down Bridge Street, and Bridge Street is the 

only access available for those companies to use.  These companies include Blythes 

Chemicals, McMurrays Haulage and Walker Steel.  Considerable concern was expressed by 

these companies about the impact of the road closure on their business and there was a strong 

wishto see the road re-opened as soon as possible.   

 

 Blythes Consultation Zone 

 

3.19 Hargreaves Warehouse is within the HSE Consultation Zone associated with Blythes 

Chemicals.  The practical effect of the consultation zone is to constrain development within the 

zone because of the societal risk presented by the chemicals hanfdled by Blythes.  The 

presence of the consultation zone has effected blighted the building by preventing it being 

brought into a viable use, such as apartments or offices.   

 

 The works needed to make the building safe 

 

3.20 In order for the road to be re-opened it was first necessary to make the building safe so that it 

would not present a risk to road users.  On the morning of Monday 22nd August 2022 the 

Council employed an independent structural surveyor (MPA) to assess the building and make 

recommendations on what was needed to make it safe.  MPA initially advised that the building 

was unsafe and that work was immediately required at a high level to stabilise loose material / 

copings and that an internal scaffold was required to stabilise the building.  Verbal advise from 

MPA was that this should be seen as part of a “continuous” scheme to make the building safe, 

not a two separate pieces of work.  

 

3.21 MPA visited the site at 10.30am on 22nd August and as well as doing a visual inspection from 

Blackburn Road and Bridge Street he also examined Fire Authority drone footage and 

undertook a high level inspection using the Fire Authority high level platform.   
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3.22 Council officers discussed the scope and extent of these works with the contractors on site, 

and whilst they agreed that they could manage the higher level works, they were not prepared 

to send people into the building due to their concerns over its safety.  It should be noted that 

the survey undertaken in January 2022 also stated that there were “areas which are not safely 

accessible” and that there were areas at risk of structural collapse.   

 

3.23 The erection of scaffolding within the building would have required the removal of large 

quantities of material from the base of the walls and floor to enable the scaffold to be erected.  

Although there was considerable material already present, there was further material from the 

fire that would have had to have been removed.  This work would have required a scaffold to 

be designed and safely built, during which time the building walls would remain un-supported.  

It would also be necessary to keep a stretch of Blackburn Road closed during this time to allow 

contractors vehicles, skips and equipment to be safely managed.  It would also have meant 

contractors working in a building that was considered to be dangerous and, in places, at risk of 

collapse.   

 

3.24 The Council’s Engineer therefore designed a scheme that would reduce the level of the walls 

to a safe level.  Based on the thickness of the walls, the safe height for the walls was 

considered to be the third floor sill level.   

 

3.25 Lancashire Fire Authority handed over control of the building and site to the Council on 

Tuesday 23rd August 2022 at about mid-day.   

 

3.26 The Council instructed the demolition contractors on site to undertake the works to make the 

building safe.  The contractors provided risk assessments and a safe method of working to the 

Council.  The Council’s Principle Engineer was satisfied that the relevant CDM requirements 

had been satisfied.   

 

3.27 The contractors started work shortly after 7pm on 23rd August, the works had been 

substantially completed by 1.30am on 24th August at which time the roads were re-opened to 

traffic.  The site was visited later that morning by the Council’s Engineer and MPA.  Some 

further works were recommended to make the building safe including:  

1) Surfacing the tops of the exposed walls to prevent debris from falling onto the 

pavement below; 

2) Blocking in doors and windows to prevent unauthorised access to the site, and; 

3) Fencing the stretch along Bridge Street, also to prevent long-term access.   

The first two of these jobs were completed on 25th August 2022.   

 

3.28 The Council’s consultant structural engineer (MPA) met with the Council’s Engineer after the 

works had been undertaken and was satisfied the building had been made safe.   

 

3.29 The cost of the works was approximately £35,000.  For contracts of between £10,000 and 

£75,000 three written quotations are normally required.  In this instance it would not have been 

practicable or expedient to obtain three written quotations for the works and retrospective 

approval is sought to the waiver of the Contract Procedure Rules in this instance.   
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3.30 In this instance there was already a contractor on site who had the appropriate equipment and 

already understood the condition of the building.  Whilst the partial demolition could have been 

undertaken by a variety of companies, the imperative to undertake the works as soon as 

practically possible owing to the condition of the building and the need to open the highway, 

meant that no reasonably satisfactory alternative contractor could have been appointed.   

 

 Emergency works needed to make a listed building safe 

 

3.31 Emergency works can be carried out to a listed building without prior consent in the following 

circumstances: 

i. That the works are urgently necessary in the interests of safety or health or for the 

preservation of the building; 

ii. It was not practical to secure public safety or health or preserve the building by 

works of repair or temporary support or shelter; 

iii. That the work was limited to the minimum measures immediately necessary.   

 

3.32 It is considered that the works undertaken satisfy these requirements.   

 

 Conclusion 

 

3.33 Hargreaves warehouse was a four storey building constructed almost 200 years ago.  

Following the Fire on 20th August 2022 Council officers believed that the building was 

immediately dangerous and urgent works were needed to make the building safe.   

 

3.34 Although the consultant structural engineer initially recommended works to the top of the walls 

and an internal scaffold, this was not considered a practicable option to pursue because of the 

condition of the building.  The contractors on site refused to send operatives into the building 

and the scaffolding option would have extended the period when there would have been high, 

unsupported walls fronting a public highway and would have necessitated prolonged closure of 

the public highway.   

 

3.35 The survey of the building undertaken in January 2022 confirmed that, at that time (even 

before the fire), parts of the building were unsafe to enter and that there was a risk of collapse 

in areas.   

 

3.36 The decision was therefore taken to reduce the height of the walls to a safe level and to seal 

up opening and secure the building to prevent unauthorised entry.  Given the findings of the 

January 2022 survey it is considered that the lowering of the walls was the only reasonable, 

safe and practicable way of making the building safe.   

 

 

 

4. Alternative Options considered and Reasons for Rejection 
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4.1 Initially the option of scaffolding the building from the inside was considered, however, this was 

discounted in favour of a reduction in height of the building walls for the following reasons: 

i. The contractors were not prepared to undertake this work because of fears over the 

safety of the building;  

ii. Scaffolding works would have resulted in the long term closure of part of Blackburn 

Road to accommodate contractors plant and equipment, and; 

iii. The development of a scaffolding plan, clearance of the material within the building 

to allow the scaffolding to take place, and the time taken to erect the scaffolding 

would have left high stone walls of the building un-supported for an in-determinant 

period of time, increasing the risk of uncontrolled collapse and placing people at risk.  

 

5. Consultations 

 

5.1 The Council consulted structural engineer Michael Pooler Associates and advice was provided.   

 

6. Implications 

 

Financial implications (including any 

future financial commitments for the 

Council) 

The cost of the works is approximately £35,000. 

Legal and human rights implications 

 

The works undertaken are considered to be the 

minimum required to make the listed building 

safe.  

Assessment of risk 

 

The works undertaken have removed the long 

term risk to the public arising from the dangerous 

structure.   

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.  

 

None. 

 

 

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

List of Background Papers  

 

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

to Cabinet, must be published on the website.  

 

 

If the report is public, insert the following paragraph. If the report is exempt, contact Member 

Services for advice. 

 

http://hyntranet/index.php?option=com_remository&Itemid=80&func=startdown&id=1407
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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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Appendix 1 Front Elevation on Blackburn Road (22.08.22) 
 

                      
a.  East side of front elevation     b.  West side of front elevation 
 

                        
c.  Cracking on top front east corner    d.  Front elevation from side  
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 e.  Front elevation facing onto Blackburn Road 
 

                  
f.  Central and west portion of front elevation 
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Appendix 2 East Elevation (22.08.2022) 
 

                 
a.  Western elevation from Blackburn Road  b.  Cracking down eastern elevation 
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Appendix 3 West Elevation on Bridge Street 

                        
a.  From Blackburn Road    b.  From Bridge Street 
 

                       
c.  Detail of vertical cracking in west elevation  d.  North west from Bridge Street 
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 e.  Rear of building from Bridge Street.   
 

 
f.  Rear of building from Bridge Street 
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Appendix 4 Stills from Drone footage 

 
 

 
 

 
 

 

 

 

 


