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Appendix B 

Planning position of the Order Land 

Feb 2023 

Background  

This section sets out the planning considerations relevant to the Order Land (Burtons Chambers, 61-

79 Blackburn Road) and an overview of the planning policy context, considerations of the proposals 

against those policies, and requirements in terms of obtaining the relevant planning consents in 

order to implement the proposals for Burtons Chambers. 

The land is subject to a number of statutory planning designations which are relevant to its 

suitability for redevelopment. In particular: 

• The site is within the designated area of Accrington Town Centre 

• The site is within Accrington Town Centre Conservation Area 

• The site is partially within Flood Zones 2 and 3 (medium and high risk) 

• The building is locally listed. 

In addition, the context of the site is an important consideration. The building is adjacent to the 

Grade II* listed Accrington Town Hall located to the north, and in proximity to two further listed 

buildings; Market Hall (Grade II listed) to the north east and the Mechanics Institution (Grade II 

listed) to the south west. 

Development in this location must therefore consider the site’s constraints and opportunities which 

primarily relate to the heritage and significance of the Conservation Area, the setting of adjacent 

listed buildings and the location partly within an area at a high risk of flooding. 

The building does not have any associated public realm, parking or other ancillary uses that should 

be considered as part of the redevelopment proposals. However, it is worth noting the site’s highly 

sustainable location within Accrington Town Centre with a range of existing facilities available in the 

immediate vicinity, and in proximity to Accrington railway station and a number of bus services. 

The existing building is primarily in retail use (Class E (a)) with one ground floor unit in use as a 

betting shop (sui generis) as consented in 2016 (ref. 11/16/0260) for the change of use of ground 

floor from shop (A1) to betting shop (sui generis)). A second ground floor unit is in retail use (Class 

E(a)) currently occupied by a charity shop. The remainder of the building is vacant and its lawful use 

is considered to be E(a) retail. 

The building was originally constructed in 1927 according to the date stone laid into the pilasters, for 

the purpose of retail, in an art deco style. 

The proposed improvements and redevelopment would see the change of use of the building to 

introduce three floors of communal workspaces and offices, as well as improving the façade of the 

building. An additional storey is also proposed to be added to the building, providing further 

communal workspaces. 
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Policy Context 

The proposed works to Burtons Chambers would need to be appraised against the relevant planning 

policy context which comprises: 

• National Planning Policy Framework (2021) 

• Hyndburn Core Strategy (adopted 2012)  

• Hyndburn Council Development Management DPD (2018) 

• Saved Policies from the Local Plan (1996) including the Proposals Map 

• Accrington Area Action Plan (2012, reviewed 2018) 

Other documents relevant to proposals for Burtons Chambers are: 

• Accrington Town Centre Conservation Area Management Plan (May 2008) 

• Accrington Town Centre Investment Plan 2022 - 2023 

With regards to the local development plan, the Council recently consulted on a Reg 19 Proposed 

Submission Version Plan – ‘Hyndburn 2037: Local Plan (Strategic Policies and Site Allocations). The 

consultation ran from November 2022 to January 2023, and the Council are currently considering 

the responses received.  

The draft Plan provides a policy framework for investment in Hyndburn’s town centres, with a 

particular emphasis on supporting proposed major new investment in Accrington Town Centre, 

including the improvement and redevelopment of existing buildings and new uses that will attract 

people into the Town Centre. Draft Policy SP7 ‘Accrington Town Centre’ states:  

 

It is envisaged that the draft Plan will be submitted for independent examination later this year. 

Given the advanced stage of the draft Plan is it likely to be afforded some/limited weight in decision 

making at present.  
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The Local Development Scheme also identifies the need for the Accrington AAP to be reviewed in 

the future in line with the requirements of the NPPF and to address challenges faced by the town 

centre. 

At the regional scale, the Pennine Lancashire Growth and Prosperity Plan 2016-2032 was produced 

covering five local authority areas including Hyndburn to set out the ambition to accelerate 

economic growth and housing development. This is not a statutory planning document but forms 

part of the framework within which proposals at Burtons Chambers sits, for delivering significant 

growth in the working age population and ensuring Pennine Lancashire retains its position as a 

major contributor to the Lancashire Economy. 

Development Appraisal 

The Accrington Town Centre Investment Plan identifies Burtons Chambers as an important building 

to be brought back into full use, currently being largely vacant at ground floor level and completely 

vacant at upper floors. The Plan identifies the opportunity for cafes, restaurants and the 

introduction of co-working space or commercial premises. There is an overall aim to reduce the 

amount of empty shops and dependency on the retail sector within the Town Centre. The Accrington 

Area Action Plan (2012) also identifies the need to diversify the offer in the town centre in order to 

create a destination and address deficiencies in uses including offices. The Pennine Lancashire 

Growth and Prosperity Plan (2016-2032) identifies the need for office accommodation to 

accommodate growing indigenous businesses. The principle of bringing the building back into a 

viable use is therefore strongly supported, and addressing the current issue of overprovision of retail 

floor space and high levels of vacancy in the town centre are priorities in policy terms that supports 

an alternative appropriate use for the building. 

The location of the building within the designated area of Accrington Town Centre means it is well 

placed to support employment generating uses including office accommodation (Core Strategy 

Policy A2; Development Management DPD Policies DM1 and DM3 and Accrington Area Action Plan 

Policy ATC4). Planning Policy is supportive of the principle of the repurposing and redevelopment of 

the building. The NPPF promotes and supports the development of under-utilised land and buildings 

(paragraph 120 (d)). It also supports development which aim to ‘create conditions in which 

businesses can invest, expand and adapt’ and places ‘significant weight on the need to support 

economic growth and productivity’ (para 81). This is also reflected in the emerging Local Plan which 

includes direct policy support for investment in and reuse of existing buildings in the Town Centre 

and to encourage uses that will attract new footfall people into the centre. 

The proposal to bring the building back into full use will support the future of the locally listed 

building, and the retention of such buildings is fully supported in policy (DM DPD Policy DM22). The 

principle of positively conserving and enhancing the historic environment, including heritage assets 

most at risk of neglect and decay is also strongly supported (para 190). 

The detail of the proposals will be subject to assessment to demonstrate that they would be in 

accordance with the technical considerations set out by planning policy. 

Heritage 

The building is recognised as architecturally important, as reflected by its locally listed status. 

Improvements to the façade of the building are noted as a priority by the Accrington Town 

Investment Plan. The NPPF (para 194) requires applications to describe the significance of heritage 

assets in order to understand the potential impact of the proposal on its significance. 
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The development is required to preserve and enhance the special character and appearance and 

setting of the Conservation Area and adjacent listed buildings. By bringing the building back into use, 

and ensuring that the building’s façade is restored and enhanced, the proposals would accord with 

the requirements of Policy DM22 (Development Management DPD) which also encourages the 

sympathetic maintenance and enhancement of locally listed buildings. The details of the proposals 

will need to have cognisance of these policies and should be accompanied by a repair strategy in 

order to identify how the relevant works will be delivered. 

The addition of a storey and terrace to the roof of the building needs to be carefully designed to 

align with the building’s historic fabric, and the character and appearance of the Conservation Area. 

Views along St James’ Street north towards the GII* listed Town Hall and south towards the 

Mechanics Institute (GII listed) should be considered to ensure proposals protect the special 

collective character of the suite of buildings and respect the historical context. Any residual harm to 

the Conservation Area would need to be weighed against the public benefits of bringing the building 

back into use, and introducing a consolidated use for the building which generates natural 

surveillance and activity in the town centre. This should be supported by evidence to demonstrate 

that the repurposing of the building relies on the additional storey as part of the viability and 

business case for the project.  

Design 

As the proposals develop, it will be important to ensure they are designed to a high standard (DM 

DPD Policy DM1). Within the town centre, proposals should be of an appropriate scale, height, 

density, massing and appearance and relate well to surrounding buildings, spaces and building lines 

in order to enhance the town centre and historic environment, as well as considering the impact on 

views and skylines (DM DPD Policy DM26; Accrington Area Action Plan Policy ATC13).  

Any extension to the building would need to be sensitively designed to the existing building and 

street scene, having regard to the heritage context. This would include a built form which is 

sympathetic in scale and form, possibly to extend across the full elevation of the building but with an 

appropriate set back to reduce the impact. Use of materials (type and colour) would also need to be 

considered, to ensure it fits with the existing building and is in keeping with wider character when 

viewed from a longer distance, including views along St James Street looking towards the Town Hall.   

New development will need to demonstrate should sustain and enhance the significance of the 

heritage asset and new development should make a positive contribution to the character and 

distinctiveness of Accrington. 

Flood Risk 

The building is partially within Flood Zones 1, 2 and 3 (low, medium and high risk). The use of the 

building for office accommodation is appropriate in areas of high flood risk in accordance with 

Planning Practice Guidance.  

Type and requirement for a planning application 

The building is currently in use as retail (Use Class E(a)) with one ground floor unit in use as a betting 

shop (sui generis) as consented in 2016 (ref. 11/16/0260) for change of use of ground floor from 

shop (A1) to betting shop (Sui Generis)).  

In accordance with the General Permitted Development Order (2015) (amended), Part 3 Class A – 

development consisting of a change of use from article 3(6)(n) (betting office) to a use falling within 
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Class E of Schedule 2 would be permitted development subject to the developer providing written 

notification to the local planning authority on the date on which the use of the building will change. 

The change of the existing retail element to offices would not consist of a change of use, as both 

uses fall within Class E (Town and Country Planning (Use Classes) Order 1987)(as amended). 

There is therefore no requirement to apply for full planning permission for the change of use of the 

building to provide communal working or office accommodation, where it falls within the definition 

of Use Class E.  

Given the location of the building within Accrington Town Centre Conservation Area, and adjacent to 

the Town Hall, new development involving the extension of the building is required to respect the 

historical context, preserve and enhance the character and appearance of the conservation area and 

accord with local, regional and national planning policy (Conservation Area Management Plan 

Proposal 8). It is important to note that the special interest of the Conservation Area is ‘derived 

predominantly from its collection of fine nineteenth and early twentieth retail, commercial, civic and 

ecclesiastical buildings that are arranged around the east-west axes of Blackburn Road, Cannon 

Street and Warner Street’ of which Burtons Chambers forms part. Therefore although the building is 

not listed, it is locally listed and recognised for its distinctive architecture and its role in the transition 

of the town from an agricultural to industrial settlement. 

An application for external alterations, the proposed additional storey and roof terrace to the 

building will be required. Alterations involving the repair and enhancement, or alterations to the 

existing façade reflective of the proposed use (such as ground floor shop front changes) should be 

sensitive to preserving and enhancing the Conservation Area and setting of adjacent listed buildings, 

and are welcomed and supported by planning policy given the building’s current state of disrepair.  

The proposed addition of a storey to the roof of the building would need to demonstrate it has been 

sensitively designed and relate well to surrounding buildings and building lines (Area Action Plan 

Policy ATC11). It would also need to safeguard important views to, from and within the area (Policy 

ATC13). The height and position of the roof extension would need to consider the requirements of 

Proposal 10 of the Conservation Area Management Plan (CAMP) which sets out that development 

will ‘not be permitted to exceed 16m above adjacent ground level within 250m of the spire of the 

Baptist Church, Cannon Street’. From initial calculations, it appears that the existing height of the 

building is already c. 16m and therefore the addition of another storey will exceed the threshold set 

out in the CAMP. Justification will therefore need to be provided to support the conflict: 

- Benefit of bringing the building back into use and investment in the existing appearance and 

condition;  

- Active use within the town centre and increased footfall and local expenditure; 

- Viability case and the need for the additional storey to support the proposal; and 

- Sensitive design and no harmful heritage impacts  

The use of the roofspace for an external amenity area or roof terrace is not likely to conflict with any 

policies in principle, but it would need to be demonstrated that there would be no material impacts 

arising which would conflict with Core Strategy Policy ENV7 relating to environmental amenity. 

Summary 

The existing Burtons Chambers is an important locally listed building, in a prominent position within 

the Accrington Town Centre Conservation Area and adjacent to key listed buildings, primarily the 

Grade II* listed Town Hall. The building therefore forms an important role, contributing to the 
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character of the Conservation Area and its special interest derived from the collection of nineteenth 

and early twentieth century buildings arranged around the key axes in the town centre. Bringing the 

building back into full use, and in particular for use as communal working spaces is supported in 

principle by planning policy and would not require a planning application to change its use from the 

current retail and betting shop uses (falling under permitted development regulations). The 

proposed use is also consistent with the aspirations of the Accrington Town Centre Investment Plan 

and Accrington Area Action Plan which seek to diversify the uses in the town centre to create a more 

resilient place and reduce reliance and prevalence of retail. 

A full planning application would be needed for any external alterations to the building including 

enhancements to the façade and the upward storey extension to the roof. The design of these 

proposals would need to be developed and should ensure cognisance of the relevant policies which 

can be achieved by ensuring they respond to the heritage setting of the building, demonstrated 

through details submitted with the planning application. 


