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1. Purpose of Report

1.1 To respond to the request from the Special Scrutiny Committee for a general update on
the Council’s LUF funded town centre projects.

2. Recommendations

2.1  That the Special Scrutiny Committee note the report and raise any questions prior to the
scheduled meeting to allow for responses to be provided.

3. Reasons for Recommendations and Background

3.1  The Levelling Up Fund was announced at the 2020 Spending Review to focus on capital
investment in local infrastructure projects that require up to £20m of funding and builds
on prior programmes such as the ‘Local Growth Fund’ and ‘“Towns Fund’.

3.1.1 Cabinet gave its formal approval in support of the Town Centre Stakeholder Board’s
recommendations that the Council’s LUF submission should focus around the following
three principal interventions, noting 2 and 3 are not in the Council’s ownership.

1. Redevelopment within the Indoor Market Hall and outdoor pavilions along
Peel Street — the intervention known as Market Hall.

2. Acquisition and some external facade/roof repairs to the properties of 43-
59 Blackburn Road / 2-4 Church Street — the intervention known as Market
Chambers.

3. Acquisition and redevelopment to the block 61-69 Blackburn Road — the
intervention known as Burtons Chambers.
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3.2
3.2.1

3.2.2

3.2.3

3.24

3.2.5

3.2.6

3.2.7

Acquisitions and Relocations

Following the delay in the funding announcement/agreement from the former
Department for Levelling Up, Housing and Communities of around 6 months, land
acquisitions in the Market Hall and Burtons Chambers have been secured but there is
still an outstanding freehold (and potentially leaseholders) in Market Chambers.

The Market Hall

Three leasehold rights had to be secured from two traders to enable the redevelopment
to commence. Nineteen temporary market trader cabins have been erected on the town
square and traders have been trading from them since the beginning of 2024. All are
currently occupied. There are several other ex-market traders/businesses who were
supported by the Council to move into other Council/privately owned units around the
town centre for a 12-month period.

Traders in the temporary cabins were issued leases at a discount rate and standardised
across all traders who previously were trading from inside the Market Hall or outside
under the pavilions. New leases are being drafted for a further 12 months with a short
break clause to enable the Council to decant the traders from the cabins at the
appropriate time. The new operator will be holding discussions with existing traders and
seeking new traders for the Market Hall once they have been formally appointed/signed
the lease agreement.

Burtons Chambers

The freehold interest in the building was secured by the Council in February 2023 and
an early surrender of one of the two leasehold interests in October. Following legal
advice from the Council’s appointed Barrister on a number of points, it became clear a
CPO to secure vacant possession of the final leasehold interest was unlikely to be
successful so the decision was to withdraw the order and work around the leaseholder
with a design that is future proofed so the space could be included if/when it becomes
vacant at the end of their current lease in June 2027. There are no works planned for
the frontage to the remaining leaseholder unit.

The new operator has signed the Management Agreement and set up a dedicated emalil
address (burtonschambers@2-work.co.uk) where local businesses, entrepreneurs,
residents, can register an interest in taking up space in the building when it opens.

Market Chambers

Five freehold and eighteen leasehold interests were identified within the building. The
freehold interests in four properties, 47, 49-51 (two freehold rights within this address)
and 53-59 Blackburn Road have been secured, along with the leasehold rights.

Whilst CBRE reached out to the remaining freeholder of 43-59 Blackburn Road / 2-4
Church Street, (and continues to do so) a CPO public enquiry was held 10" to 12
December 2024 in the Town Hall. There were initially eleven objections to the CPO, the
freeholder and ten residents from the flats as leaseholders. Of the objectors, four
residents withdrew their objection prior to the enquiry and only one, (the freeholder)
attended and presented evidence at the enquiry hearing. The enquiry has been
adjourned until after the Cabinet Meeting on 22" January for the Inspector to understand

the Council’s commitment to supporting the operating costs for Market Chambers.
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3.2.8

3.3
3.3.1

3.3.2

Closing statements will be presented by both sides at the end of January. The Inspector
is due to give his decision February/March, although the timescale is at his discretion.

During November/December, the Council has and will continue to support, where
possible, any residential tenants from Market Chambers to move into new premises and
in certain circumstances, this may include an entittement to a Home Loss Payment and
contribution towards relocation expenses payment.

RIBA Stage 5

Design work has concluded for Market Hall and Burtons Chamber and manufacturing
and construction has commenced. Any additional works required following the strip-out
or works that are to the Council’s advantage in speeding up the programme, has been
issued under the Phase 1 Contract (enabling works). Phase 2 (fit-out) works will be
tendered out by the end of January 2025 with tenderers returning prices/programme
timescales for all remaining works packages for Easter.

Works completed or instructed during this stage, most of which have been progressed
under the Phase 1 Contracts are highlighted below. This includes identifying any work
packages which, would be beneficial to the Council and could be brought forward into
Phase 1 contract.

e Market Traders decant into temporary bespoke cabins and additional costs not
included in bid submission for appointing project manager to lead this project plus
renovating other units in the town centre to support traders to relocate into these,
creation of a trader/porter welfare facility and improvements to Peel Street Toilets

e Provision of utilities to the Cabins from Burtons Chambers and the Market Hall

e Additional works to the trader cabins i.e. raised floors, retractable canopies, air-
conditioning, shower, additional refrigerated equipment, storage containers
cold/prep rooms, Wi-Fi not included in the bid submission stage

e Installation of Changing Places Toilet Facility in the Market Hall

e Establishing the sites and erecting all the scaffolding and security fencing to the
Market Hall and Burtons Chambers

e Intrusive surveys and inspections, specifically those requiring access equipment
to enable them to take place e.g. roof inspections, window inspections, facade
inspections, rainwater good inspections to fully confirm extend of repair/new
works required

e Extensive design works following the results from the surveys

e Demolition/alteration of existing structure and full strip out on all levels, including
large quantities of asbestos removed from Market Hall and Burtons Chambers
unknown at bid submission stage

e Unforeseen structural repair works needed following strip out, including to rotten
floor joists/boards to the rear elevation of Burtons Chambers and removal of
redundant structural beams and unsafe staircase landing

e Securing all relevant Planning approvals and Listed Building consents for the
works

e Securing all the necessary Highway and Utility Permits

e Stone cleaning and facade stone/door repairs and replacement of unrepairable
windows to the Market Hall
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Facade cleaning/repairs and the subsequent replacement of all windows to
Burtons Chambers upper floors which was unknown at the bid submission stage
Removal of shop frontages and installation of new curtain Walling
system/windows to Burtons Chambers front facade

Replacement of one rooflight and removal of another to Burtons Chambers
Installation of new incoming utility connections required to both Market Hall and
Burtons Chambers buildings

New foundation and associated groundworks required for the erection of a new
staircase structure within Burtons Chambers

The procurement to secure Operators for Burton Chambers, (Management
Agreement) and Market Hall, (Lease) through external consultants not included
in the bid submission. Formal announcement of the Market Hall will be made once
the agreement has been signed

Land assembly by securing multiple freehold and leasehold interests in Burtons
Chamber and Market Chambers, plus unforeseen costs of having to secure the
leasehold rights from two Market Hall traders who withdrew their request for
decanting into the temporary cabins

Unforeseen costs in initiating a CPO for Market Chambers and Burtons Chambers
where sale by agreement could not be reached. The latter was withdrawn shortly
before the pre-enquiry meeting with the Inspector following advice from the
Council’s appointed Barrister

The working assumption at the time of writing the report provides an estimated
completion date for the current scope of Phase 1 works being Q4 2024/25 but
could extend into Q1 2025/26. This timescale was impacted by the initial 6-month
delay in funding announcement/authorisation to start and additional works
identified as the buildings were being stripped out.

3.3.3 Works to be instructed under a Phase 2 Contract are as follows, with the contractor/s

3.34

3.3.5

project timescale/s to be determined following the returns of tenders.

Full internal fit-out for Market Hall and Burtons Chambers

External public real works to Peel Street

The current working assumption at this time provides an estimated competition
date for Phase 2 works in Q3 2025/26 but could extend into Q4 depending on the
contractor/s tender programme dates.

Design work and tender for external facade/roof works to Market Chambers will
commence once the final land acquisitions have concluded and access gained. This
work may be added into the Phase 2 contract or potentially issued as a separate stand-
alone contract when the National Lottery Heritage Funded Delivery Phase commences,
whichever is the most beneficial to the project/Council/Heritage Funding.

Until the prices for the LUF Phase 2 works are returned, a ‘fixed price’ cost and agreed
programme for completing the projects cannot be finalised. Once these costs are
understood, there may be there is need for further value engineering of the fit-out works,
review of the finish/materials and/or scope of the works or the opportunity to consider
additional budgets if the costs exceed the remaining budget.
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3.3.6

3.4
3.4.1

3.4.2

3.4.3

3.5
3.5.1

3.5.2

3.5.3

354

Once the removal of the temporary market cabins on the town square is complete, there
may be some repairs needed to the existing paving but currently this is
unknown/uncosted.

Monitoring / Quarterly update reports to Funders

Regular quarterly reports have been submitted to the LUF grant funder. The Council has
always highlighted the initial 6-month delay in announcing funding/authorisation to start
from the first report and more recently the return highlights a current working assumption
for an estimated completion date for LUF spend on Market Chambers, Burtons
Chambers and Market Hall being Q4 2025/6. It should be highlighted that the funders
monitoring return spreadsheet now requests funding recipients to provide spend and
programme information into the financial years 2025/26 and 2026/27 where applicable.

At the last meeting with regional funding representatives, the Accrington project was
noted for the good progress being made, given the vast complexities of working on listed
building / key buildings in a conservation area and multiple land acquisitions. At the same
meeting, it was confirmed the regional team could approve underspend rolling over into
the financial year 2025/26 but that if this value was over 30% (of the £20m grant) it would
need to be approved by the central team.

At the start of January 2025, there has been £10.2m expenditure against the £23m LUF
funding bid submission, (E20m grant and £1.5m each of match funding from the Council
and Lancashire County Council).

Funding
LUF funding for Market Chambers (£3.4m) is for land acquisitions and some facade/roof

improvements/repairs, although until the final land acquisition has been concluded, it is
not possible to access this area to undertake a full survey and identify the extent and
cost of the improvements/repairs needed.

LUF funding for Market Hall and Burtons Chambers (£19.6m) plus additional capital
funding of circa £1.5m is for trader decant, land acquisitions, full facade and internal
redevelopment and some public realm works to Peel Street.

The project team note there have been and continues to be cost pressures on the
projects through unforeseen / additional work not included in the bid submission
increased prices, works undertaken out of sequence, increased costs of working on
Grade ll/Heritage buildings, higher acquisition costs etc. To manage these pressures,
the team has undertaken two separate value engineering exercises to drive best value
and efficiencies out of the project, whilst still recognising the required outcomes needed
in the bid submission and utilised the contingency/inflation/risk allowances within the
original bid submission. However, as highlighted in paragraph 3.3.5 the final project cost
will not be known/fully understood until the Phase 2 tenderers have been returned.

Once the project is complete, the Council will retain responsibility for maintaining the

Market Hall and Burtons Chambers building fabric and possibly some internal M&E in
the Market Hall (discussions on the lease with preferred market operator still ongoing).
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3.5.5

3.5.6

4.1

5.1

There are some works which have been identified in the buildings, which were not
included in the original bid submission, but which it may be sensible / beneficial for the
Council to consider undertaking whilst the redevelopments are taking place, scaffolding
erected/contractors on site etc. Alternatively, the works could be recorded as
maintenance works and undertaken at a future date. A decision on these will be
considered once all the Phase 2 works prices are fully understood.

The current Development Phase for Market Chambers is being funded through National
Lottery Heritage Funding (E463k) and match funding from the Council (E370k). During
this phase, designs will only commence once the period of community consultation has
concluded to allow the design to be costed for the Council’s Delivery Phase submission,
which will be towards the end of 2025. The internal construction works on Market
Chambers will be undertaken during the Delivery Phase, which is likely be financial years
2026/27 and 2027/28 (but this is dependent on the Heritage Funding start date). This
work will be funded through Heritage Funding (£4.5m) and match funding from the
Council (E2.6m) and a future UKSPF allocation (£155k), although there could be the
opportunity to look for alternative external funding to reduce the Council’s match funding
requirement.

Alternative Options considered and Reasons for Rejection

The report is for updating Special Scrutiny Committee.

Consultations

Monthly update meeting with Portfolio Holders, updates to Cabinet and Town Centre
Stakeholder Board.

Implications

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

Legal and human rights Update report
implications
Assessment of risk Update report

Equality and diversity implications | Update report
A Customer First Analysis should be
completed in relation to policy
decisions and should be attached as
an appendix to the report.
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7.1

8.1

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

Market Chambers Operating Costs - Cabinet January 2025
https://democracy.hyndburnbc.gov.uk/ieListDocuments.aspx?Cld=133&MId=2898&Ver
=4

Appointment of Operator for Burtons Chambers — Cabinet March 24
https://democracy.hyndburnbc.gov.uk/ieListDocuments.aspx?Cld=133&MId=2802&Ver
=4

Levelling Up Funded Projects Update - Special Scrutiny Committee March 2024
https://democracy.hyndburnbc.gov.uk/ieListDocuments.aspx?Cld=133&MId=2802&Ver
=4

LUF and Other Funding Update — Cabinet February 2024
https://democracy.hyndburnbc.gov.uk/ieListDocuments.aspx?Cld=133&MId=2801&Ver=4

Markets Decant — Cabinet December 2023
https://democracy.hyndburnbc.gov.uk/ieListDocuments.aspx?Cld=133&MId=2799&Ver=4

Market Traders Decant Accommodation — Cabinet October 2023
https://democracy.hyndburnbc.gov.uk/ieListDocuments.aspx?Cld=133&MId=2798&Ver=4

LUF General Update and Operator Procurement — Cabinet September 2023
https://democracy.hyndburnbc.gov.uk/ieListDocuments.aspx?Cld=133&MId=2797&Ver=4

Levelling Up Update — Special Scrutiny Committee July 2023
https://democracy.hyndburnbc.gov.uk/ieListDocuments.aspx?Cld=323&MId=2814&Ver=4

Levelling Up Update — Cabinet June 2023
https://democracy.hyndburnbc.gov.uk/ieListDocuments.aspx?Cld=133&MId=2795&Ver=4

Levelling Up Update — Special Scrutiny Committee March 2023
https://democracy.hyndburnbc.gov.uk/ieListDocuments.aspx?Cld=323&MId=2773&Ver=4

Levelling Up Update — Special Scrutiny Committee December 2022
https://democracy.hyndburnbc.gov.uk/ieListDocuments.aspx?Cld=323&MId=2762&Ver=4

Freedom of Information

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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