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1. Purpose of Report 
 
1.1 To provide Resources Overview and Scrutiny Committee with an update on Accrington 

Town Centre including the Market Hall. 
 
2. Recommendations  
 
2.1 I recommend that the Committee note the report and are encouraged to consider and 

comment on the issues raised within the report, especially the Town Centre Report 
appended to this report (Appendix 1). 

 
3. Accrington Town Centre 
 
3.1 The Council’s Corporate Policy Team have produced a comprehensive Accrington Town 

Centre Report (Appendix 1) which summarises the Vitality and Viability of the Town Centre 
including retail, office accommodation, leisure, planning policy and investment. 

 
3.2 Due to the economic downturn, the vitality of Accrington town centre is understandably 

subject to significant debate including forums such as the Town Team and the Chamber of 
Trade.  Such debate is to be expected given the challenges to the high street which are 
impacting on many town centres including Accrington. 

 
3.3 The biggest challenges are well documented and include online shopping and out of town 

retail centres such as the Trafford Centre.  Accrington is a comparably smaller centre that is 
adversely suffering from retailers preferring to concentrate their trading within larger 
premises and/or in larger retail centres.  The closure of Accrington’s M&S is a typical 
example and has had a significant detrimental impact on our Town Centre. 

 
3.4 It is not only the retail sector that is struggling; commercial office space is also in lower 

demand with significant vacancies.  Examples include the former Inland Revenue Office 
(Castle House) and Melbourne House.  This has knock-on implications for the retail sector. 

 
3.5 These challenges are sometimes out of most Council’s control including Hyndburn.  

However, not surprisingly, there is a greater focus and expectation on Councils to play a 
leading role in responding the challenge and to be part of the solution along with other key 
stakeholders including retailers, landlords, the leisure industry, commercial and business 
sectors as well as others. 

 



3.6 Public sector investment in the town centre in recent years has been significant, including 
(recent and near future): 

 
  £ million 
 
 Market 2.42 
 Town Hall 1.50 
 New Town Square 4.00 
 Pennine Reach (incl. new Bus Station) 11.38 
 Train Station 2.50 

 Total 21.80 

 

3.7 Unfortunately, the private sector is not proportionately matching the public sectors 

investment, although there are some notable exceptions such as Tesco (£30+million), and 

more recently Betfred. 

 

3.8 Most recent independent town centre commentaries (Portas and Grimsby) point to 

diversifying the role and function of town centres, especially smaller centres.  Bearing in 

mind a reduction in retail town centres such as Accrington, need a ‘fresher experience’ 

which calls for re-invention not reinvigoration with a change in purpose and offer.  

Immediate opportunities could be to build on a high quality independent retail offer, a 

unique and special heritage steeped in history, a fantastic Market Hall, free car parking and 

high quality public realm, especially when the new town square is complete. 

 

3.9 Other strategic opportunities being explored and considered by the Town Team include:- 

 

 Improved food and drink offer 

 Growth in residential use (town centre living) 

 Additional and improved leisure facilities 

 Promote the historic and heritage offer 

 Improved retail offer 

 Improved night time economy 

 Improved place making 

 

3.10 There are other initiatives, probably more pressing, that should be addressed to support the 

future vitality of Accrington town centre, including:- 

 

 Regular programme of events 

 Town Centre Wi-Fi 

 Faster broadband 

 Reduction in crime and anti-social behaviour 

 Improve marketing and public relations 

 

3.11 Following the departure of Karen Hall the former Town Centre Manager, the Council is in 

the process of recruiting a Business and Marketing Co-ordinator to support the Council and 

Town Team in progressing those opportunities and initiatives identified in paragraphs ‘3.9’ 

and ‘3.10’ above. 

 

 New Town Square and Building Improvements 

 



3.12 Works to create a new town square on Blackburn 

Road have now started following planning 

approval.  The first phase will focus outside the 

Town Hall until the 8th December when works will 

be suspended until after the festive period, 

recommencing in January 2018 outside the 

Market Hall.  Works along Blackburn Road, 

toward the viaduct will start in February. 

 

3.13 Street furniture, art work, gates to the Market Hall 

service yard and planting will be carried out between March 2018 and July 2018.  The 

estimated cost of the works is £1.8 million and is being funded by a Heritage Lottery Grant 

(HLG), the Council and Lancashire County Council. 

 

3.14 Under a contract with the Council, Lancashire County Council are project managing the 

scheme with members of the Regeneration and Housing Service working closely with 

County to ensure the project remains within budget and to programme. 

 

3.15 Committee Members should note that the Peel Street area no longer forms part of the 

project following feedback from stakeholders on the Town Team and Chamber of Trade 

who questioned whether it was value for money to replace the works undertaken by 

Lancashire County Council following the relocation of the bus station.  Some separate 

works to the Peel Street area are being considered which will tie-in to the proposed works 

to the outside Market. 

 

3.16 Funding has also been awarded by the Townscape Heritage Initiative (THI) fund to restore 

building frontages along Blackburn Road with initial priority given to those buildings 

adjacent to the town square.  To date, 30 property owners have been contacted by the 

Council’s Project Manager with 15 expressing an interest.  The Council has provided to all 

those who have expressed an interest an outline scheme including a breakdown of costs 

which will be eligible for grant at Heritage Lottery Fund’s (HLF) grant levels of between 70% 

and 80%. 

 

3.17 Disappointingly to date, despite close liaison with property owners over the past 2 years, no 

grants have been accepted (not even by a multi-national company, Betfred).  The main 

obstacle is the 20% - 30% contribution required by property owners claiming they have only 

minimal funds to invest.  Due to the poor response, the Council has approached the HLF 

with a view to increasing the grant level to 90%.  This part of the project is not due to 

complete until September 2019 and therefore there is still time for negotiation subject to 

support from the HLF. 

  

 



4.0 Market  

 

4.1 Performance against the Business Plan for the Market Hall is not going as well as 

expected, mainly due to the economic downturn. 

 

4.2 Occupancy levels for the indoor Market remain stable and reasonably high at an average of 

about 90%, albeit this masks an ongoing trend of a higher turnover of vacancies than was 

the norm several years ago.  Nearly all new tenancies now start on an introductory rate of 

£50.00 per week, usually for a 6 month term.  The cumulative impact of a higher turnover 

and introductory rates is having a detrimental impact on income.  For the financial year 

2016/17 income for the indoor market was nearly £79,000 below targeted income. 

 

4.3 Occupancy levels for the outside Market are significantly lower than we have experienced 

in the past and therefore vacancy rates are high at over 40%.  For the financial year 

2016/17 income for the outside market was nearly £132,000 below targeted income. 

 

4.4 As part of the 2017/18 budget setting process, adjustments were made to the Market Hall 

income target with a £100,000 reduction made.  This means there is still a potential 

£111,000 income deficit based on 2016/17 occupancy rates and charges. 

 

4.5 To add to the challenge, commercial and retail rates across the town centre are putting the 

current standard charge for the indoor market of £25 per square foot under increasing 

pressure.  The Council’s Estate Manager is currently carrying out a rent review for the 

Indoor Market Hall.  Any reduction in the standard charge will create a greater income 

deficit that will need to be addressed as part of the Council’s future budget. 

 

4.6 Attempts are being made to maximise income and clearly a reduction in turn-over and, in 

turn, a reduction in introductory rates will have the biggest impact on maximising income. 

 

4.7 The area of biggest concern is the outdoor market although there are signs of some 

improvement.  A successful Market Hall is important to the vitality of Accrington town centre 

and therefore the Council is looking at ways to increase occupancy including some 

improvements to the outside market including a new floor surface, new stalls, better lighting 

and better use of the space.  An improved marketing campaign as part of a wider 

programme of marketing Accrington town centre will be piloted.  Changes to the Market Hall 

management and its operations have also been recently introduced. 
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Summary 

Accrington is a small town centre that has suffered from the polarisation trend (where retailers 

concentrate trading within larger schemes in larger retails) and the withdrawal of mid-market operators 

over a prolonged period.  Smaller centres like Accrington need to respond to the polarisation trend by 

diversifying their town centre offer, particularly through accommodating higher quality independent 

retailers and developing a strong food and drink offer. 

The town centre faces competition from the larger centres of Blackburn (High Street of the Year winner 

2016) and Burnley (British Large Indoor Market of the Year Winner 2016), as well out-of-centre retail 

destinations and online shopping. The three large convenience supermarkets (Asda, Tesco & Aldi) take 

an annual turnover of approximately an £60 million per annum (Hyndburn Retail Study 2016). 

Accrington’s comparison goods offer is now smaller orientated towards the lower end of the market which 

limits its ability to compete with higher order comparison led centres. Nevertheless, there are quality 

independent retailers that have re-emerged in parts of the town centre and these may provide a basis 

upon which Accrington can diversify its offer.  

However, it is evident that the town centre is struggling on a number of indicators of vitality and 

viability. Its vacancy rate is significantly higher than the UK national average and the proportion of 

comparison retail outlets is also well below the national average. Deficiencies and gaps in existing provision 

includes the proportion of clothing and footwear units within the town centre is below the national 

average, with the significant number of charity shops and the comparison goods offer is focussed on 

discount retailers. 

It is also noted that whilst service sector uses account for a high proportion of commercial premises within 

the town centre, the available office accommodation is not desirable due to the old Victorian buildings and 

poor WI-FI and broadband speeds. The important food and drink offer is significantly under-represented, 

and those outlets that are present cater for the lower end of the market. 

The government's Town Centre First planning policy is a vital cog in rejuvenating towns centres and which 

came into effect last March, is supposed to require planning authorities to encourage development within 

town centres before looking out at out-of-town sites. 

One of the recommendations that came out of the Portas Review was to strengthen the management of 

high streets, placing greater onus on landlords to proactively manage their assets or face the use of 

compulsory purchase powers by local authorities. What needs to happen is the understanding of the town 

centre ownership and be able to look at fragmented owners. If a block of shops was owned and managed 

by a particular company you would hope they had a vision and a future plan for the area to thrive and be 

successful over the long term. 

The British Retail Consortium published it’s report ‘21st Century High Streets’ and one of the key policy 

recommendations was to create a brand e.g.- ‘Accrington’ making it become a unique sense of place 

creating consumer loyalty through marketing. Giving Accrington a web presence ‘brand’, promoting 

events, working with retailers to make ‘Advertise / promote’ customers aware of what’s on offer in 



 

Accrington. Instead of losing customers to the web via online shopping use the internet to promote brand 

‘Accrington’ similar to the Accrington Market Online website. 

The Grimsey Review which was seen as an alternative to the 21st Century High Street and Portas Review 

encouraged more people to live in town centres getting Council’s to review their policy on town centre 

living, whilst providing greater flexibility in the planning system to enable redundant retail premises to be 

converted to ‘more economically productive uses’. 

It is predicted that a large number of town centres in the future will have reduced demand for retail 

property, consequences town centres will restrict in size. Most commentators predict that commercial 

leisure, such as cafes, bars, restaurants and cinemas, will constitute a growing share of town centre 

floorspace in the future as a consequence of the reduced demand for space for retail property, 

and partly driven by the increase in leisure expenditure. Town centre living and working have also been 

encouraged to make the most out of town centres in the future. 

To help reinvigorate the town centre the Council has been supporting retailers through pro-active 

management, and appropriate physical interventions such as public realm improvements and 

restoration of heritage assets. Landlords can also help stimulate activity and footfall by offering rent-free 

opportunities for pop-up shops reducing the number of vacancies and enhancing the local economy. 

Over the past few years approximately £30 million worth of investment has been brought into Accrington 

improving the town centre and local infrastructure with the investment coming from Hyndburn Borough 

Council, Lancashire County Council, Heritage Lottery, Local Enterprise Growth Initiative and Section 106 

monies received from Tesco’s. 

Town Centre Measures 

• Over the past few years approximately £30 million worth of investment 

o Public realm improvement; Town Hall improvement; Building front 

improvement; and Infrastructure improvement 

• Reduction in town centre vacancies 

o 2017 – 19.8% down from 21% in 2015 

• A number of town centre events over the past 12 months  

• Reduction in convenience and comparison stores 

• Increase in services across town centre 

• Commercial rents - £110 per square meter similar to comparable Burnley, but 

declined over the past decade 

• Shoplifting has gone up by a third since 2010 

• Top three customer wishlist improvements – better range of shops, quality of shops 

and environmental improvements 
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 Intro 

Hit by economic downturn, high profile retailers entering administration, general trend towards discount 

retailers, dealing with internet shopping, changing consumer habits and the growth in leisure sector how 

can the local town centre respond to consumer demand and national trends.  

Experts are saying for a town centres to become successful they need to provide a mix of high quality 

retail offer, leisure activities with cultural and social experiences whilst providing the customer 

experience during the day and the night time whilst aspiring to become attractive places to live, 

work and visit. 

In this 21st Century world what purpose does Accrington town centre provide??? And what direction 

should it take in the future to viable!!! 

 

  

Questions… 

Is Accrington a typical town centre following national shifts in trends or is it dependent on its local 

demographic needs providing convenience to the local population.  

 So should Accrington town centre transform to reflect the changes in retail / consumer 

behaviour?  

 Or should it do both to deal with the diverse needs the town centre caters for across its 

catchment area. 

 



 

Accrington is the principal town centre within Hyndburn and benefits from good accessibility and 

some attractive historic assets. However the town centre is struggling on a number of indicators of vitality 

and viability. Its vacancy rate is significantly higher than the UK national average and the proportion of 

comparison retail outlets is also well below the national average. 

Representation from national operators is limited and has been further undermined by the loss of the 

anchor store at Broadway. The service sector account for a high proportion of commercial premises within 

the town, the important food and drink sector is significantly under-represented, and those outlets that 

are present cater for the lower end of the market. 

The town centre’s comparison goods 

offer is now smaller and directed 

towards the lower end of the market 

which limits its ability to compete 

with higher-order comparison-led 

centres.  

The map adjacent shows the range of 

Accrington town centre. The 

redeveloped Victorian Market Hall is 

located within the centre of the town, 

with Blackburn Road dissecting the 

town across the middle. Below lies 

Warner Street to the south east full of 

quality independent retailers that 

have re-emerged in parts of the town 

centre and these may provide a basis 

upon which Accrington can diversify 

its offer and seek to appeal to a wider catchment, supported by ongoing economic recovery and rising 

consumer spending. 

The highest levels of footfall occurs on Broadway that includes national retailers such as Sports Direct, 

Poundland, Boots, Game, Wilkos and convenience retailers like Greggs and Costa, whilst  adjacent to 

Broadway sits the Arndale Centre that locates comparison stores such as H.Samuels, WH Smiths, Dorothy 

Perkins, Burtons and Superdrug. On the eastern side of the town centre lies Abbey Street that consists of a 

mixed range of comparison, convenience and service premises ranging from charity stores, hot food take 

ways, hairdressers and barbers, tattoo shops, meditation and eastern European food stores. 

Viaduct 
Arndale 

Broadwa
y 

Market 
Hall 

Blackburn Road 

St 
James 
Church 

Warner Street 



 

However, the main problem within the town centre has been the loss of the main anchor retail stores, 

coinciding with high turnover, large number of vacant premises, the number of charity stores, pound 

stores, unsuitable office accommodation, the slow wi-fi and broadband speed ALL competing with the 

neighbouring towns, out of town retail outlets, and on-line shopping. 

If Accrington can provide enough quality retail provision making the town become more attractive, 

creating a magical shopping experience people will travel from further afield increasing the catchment area 

and compete with neighbouring towns. 

Shopping has become an element of leisure outings rather than the sole purpose of visits to town and city 

centres, so towns need to provide and measure much more than retail. If you asked twenty years ago why 

they come to the city, they would have said it was to shop. But if you ask them today, they would say it was 

because they wanted to go into town. 

  



 

Locations 

Arndale 

Located within the town centre adjacent to 

Broadway and a multi storey car park, the 

Arndale Centre opened in 1987 and has 34 

retail units within the centre and 15 outside. 

Trading on one level, tenants include Iceland, 

WH Smith, H Samuels, Superdrug, 

Burtons/Dorothy Perkins. Over the past five 

years the centre has lost a number of its 

anchor stores ranging from Marks & Spencers, 

Woolworths, New Look and Burger King and is struggling to attract big name high street retailers move in. 

Over the summer of 2017 the centre announced tofs clearance occupy one of the largest units, whilst 

losing Store twenty one and a food court to administration.  

Blackburn Road 

Initially Blackburn Road became a busy centre of clothing, manufacturing and retailing. In 1931 the 

Accrington Improvement Act was passed. Blackburn Road was widened in the town centre and a row of 

‘art-deco’ influenced shops built. Up to the present day it’s the gateway into Accrington town centre with a 

diverse range retail outlets and services. However, recently on the west side of town the proportion of 

empty premises has been growing, change in usage and high turnover have led the Council to intervene 

and look at a number of different initiatives to stop this area falling into more decline. There has been the 

Blackburn Road Growth Corridor, proposed new shop frontages and the latest new Heritage initiative 

focussing on a new public realm outside the market hall to help reinvigorate the town centre. 

Broadway  

Initially built to connect Blackburn Road and 

Burnley Road up next to the Town Hall, and 

was pedestrianised in xxxx. The area now deals 

with the largest amount of footfall and 

regularly holds events, street stalls attracting 

visitors. Over the last few years the area has 

seen a large proportion of turnover in retail 

establishments.   

Market Hall 

The indoor market was opened in 1869 and the Market Hall is now a listed building; in 2010 it was 

refurbished and the following year it was named as best indoor market in a National Association of British 

Market Authorities competition. The Market forms an important part of the town centre’s retail offer. 

Pitch occupancy data indicates that there is a good mix of traders.  

 

  



 

Warner Street 

Thomas Hargreaves founded Warner Street in 1821 to house the key workers in Broad Oak. Nearly two 

hundred years later Warner Street is the most thriving part of the town full of quality independent 

retailers. 

Union Street 

Located on the west side of the town centre, adjacent 

to Broadway and the Arndale providing a mix of 

convenience and comparison stores as well as service 

providers such as banks and access to the new bus 

station. The street also caters for the local taxi rank 

that park their vehicles waiting for custom.  

Abbey Street 

During the 1960s and 70s considerable clearance of 

terraced properties is progressed for the construction of Eastgate which removed traffic from the town 

centre and reduced the traditional role of Abbey Street as the towns historic north-south thoroughfare 

since 1791. 

Peel Street 

Old bus station location, next to the market hall and 

outside market. The Council is in the process of 

drawing up suitable plans to regenerate this area.  

Cannon Street 

The Cannon Street area was developed between 1844 

and 1856. The street use to hold the magnificent 

Queen Anne style Conservative Club on Cannon 

Street, with its ballroom for 1000 people opened in 

1891, however this burnt down in 2016. The street 

previously held major civic and ecclesiastical buildings but   now houses office accommodation with on 

street parking. 

Accrington Town Centre Conservation Area 

Accrington Town Centre Conservation Area was designated in 1976 and extended in 1979 and now 

incorporates much of Accrington’s civic centre. The conservation area is generally linear in form and is 

arranged around the east-west axes of Blackburn Road and Cannon and Warner Street. The eastern 

boundary of the conservation area is formed by the railway viaduct that carries the East Lancashire Line 

between Preston and Colne and by Eagle Street, whilst the northern boundary is formed by the rear of 

properties on the northern side of Blackburn Road. 

The western boundary follows the rear plots of buildings fronting the western side of Abbey Street, whilst 

the southern boundary is formed by the rear of properties on the southern side of Warner Street and 

Cannon Street and by the junction of Paradise Street with Eagle Street. Varied topography is evident within 



 

the conservation area, for example Abbey Street located to the east of the area sits on slightly elevated 

ground and therefore permits sloping views down Warner Street towards Church Street which follows the 

line of the valley bottom. There are approximately three hundred buildings within the conservation area. 

Blackburn Road is dominated by service and municipal uses, including numerous banks and Accrington 

town and market halls, whilst the Cannon Street area includes a number of major civic and ecclesiastical 

buildings, including Carnegie Public Library, St James’ Church, the Baptist church on Cannon Street and the 

former Liberal Club on Eagle Street, a number of which are grade II listed. 

Terraced housing and small independent retail and commercial properties form Warner Street and Abbey 

Street to the southeast of the conservation area, whilst the grade II listed Victorian Arcade and Warner 

Public House are located at the western end of Warner Street, near its junction with Church Street. In 

addition to the listed buildings, a number of buildings within the conservation area are unlisted, yet are 

historically and/or architecturally significant. 

Accrington’s New Town Square 

The town centre’s new 

historic square will 

commemorate the 

sacrifice and bravery of 

the Accrington Pals and 

will be the centrepiece 

of a project which will 

also see the restoration 

of some of Accrington’s 

key historic and 

commercial buildings in 

the town centre 

keeping the listed 

Town Hall and Market 

Hall as prominent 

features. 

Funding for the project, which amounts to approximately £4 million, has been secured from the Heritage 

Lottery Fund, Hyndburn Borough Council and Lancashire County Council. The initial phase of the work is 

targeted at the public realm areas in front of the Town Hall and Market Hall on Blackburn Road. The 

second phase on Blackburn Road between Edge Street and St James’ Street will follow on in the New Year. 

The Public realm works are scheduled for completion by July 2018.  

  



 

Retail representation across Accrington 

Back in 2015 the Council undertook comprehensive surveys of town centre uses in Accrington Town 

Centre. These surveys identified a total of 487 commercial premises within the defined town centre. The 

town centre survey was updated in the summer of 2017. 

In 2015 the town centre contained 32 convenience retail outlets at the time of the Council’s surveys, 

which represented 6.6 per cent of all units within the town centre, below the national average of 9.2 per 

cent. In 2017 this number has fallen down to 28 convenience stores. These retailers present 

include Iceland, Fulton Foods, a number of independent convenience stores and greengrocers, six bakeries, 

two butchers, and a number of newsagents.  

There are now 139 comparison retail outlets within Accrington Town Centre which accounts for 

28.1% compared to 142 comparison stores in 2015, which is notably below the national average 

of 39.8 per cent. The comparison retail offer of the town centre was anchored by the Marks & Spencer 

store on Broadway which closed in March 2016. There are a number of other national comparison retail 

operators in the town centre such as Boots, Dorothy Perkins, Poundland, WH Smiths and Wilko. There is 

also a good range of independent retailers and service operators within the town centre. Higher quality 

retail operators, including some specialist and alternative retailers selling vintage goods, are concentrated 

on Warner Street. 

In the important fashion and clothing sector, there were a total of 24 retailers in 2015, 

accounting for 4.9 per cent of all units. This has now fallen to 21 in 2017 (4.3%), considerably lower 

than the national average of 8.1 per cent. The town centre had 17 electrical retailers (including 

mobile shops), representing 3.5 per cent of all units, this has slightly risen to 19 in 2017 (3.9%) 

slightly above the national average of 3.6 per cent. The town centre has currently 18 charity shops with 

a particular concentration on Broadway, Abbey Street and Blackburn Road. These account for 13.7 per cent 

of comparison retail outlets and 3.7 per cent of all commercial premises within the town centre. 

There are 231 units within Accrington Town Centre that are in service use (46.8 per cent of the total which 

is above the national average of 37.5 per cent) and increased since 2015. There is good representation of 

national banks and building societies, including Barclays, Halifax, HSBC, Lloyds, Nationwide, NatWest, RBS, 

Santander and Yorkshire Bank. Restaurants, cafes and fast food outlets account for 9.4 per 

cent which is notably below the national average of 17 per cent. In particular, we note that there 

are no high quality restaurants within the town centre. 

  



 

Vacant units 

The Council’s 2017 survey data shows that there were 97 vacant premises within the town centre, 

equivalent to a vacancy rate of 19.8 per cent, lower than the 2015 rate of 103 vacants and 21 per cent  

which compares to a UK average vacancy rate of 12.3 per cent (Experian GOAD, January 2016). Vacant 

premises are dispersed throughout the town centre there are some prominent vacant units at Broadway, 

Blackburn Road, and within the Arndale Centre. Back in 2015 the historic Arcade at Church Street was 

almost entirely vacant, now in in 2017 the Arcade is virtually full. 

The map below shows the comparison across the town centre between 2015 and 2017. Those 

premises which are red were both vacant in 2015 and 2017, whilst those coloured in purple were occupied 

in 2015, but vacant in 2017. Those coloured in blue were vacant properties in 2015, but in 2017 they have 

been occupied. What’s not shown on this map is the turnover – across the town centre there has been a 

high turnover of premises. 

 

One noticeable factor on the map is the spread of vacants across the whole of the town centre, not just 

congregating in one particular area. The analysis below looks at vacant levels at a lower level across the 

five main areas of Abbey Street, Arndale, Blackburn Road, Broadway and Warner Street. 

The table below shows the proportion of vacant premises analysed across the town 

centre between 2015 and 2017. The table shows in 2015 Broadway having the highest levels of 



 

vacants, however this fell between 2015 to 2017 down six per cent with Blackburn Road having the highest 

proportion of vacants in 2017 up six per cent.  

Between the two years (2015 to 2017) Abbey Street, Blackburn Road and Warner Street saw a rise in the 

proportion of vacants, whilst the Arndale,  Broadway and across the whole of the town centre saw a fall in 

the proportion of vacants. These proportions are significantly above the national average of around 13%. 

    2015   2017 

Abbey Street   20.0%   20.9%  

Arndale    22.4%   18.4%  

Blackburn Road   16.5%   22.4%  

Broadway   23.5%   17.6%  

Warner Street   6.5%   13.0%  

Accrington Town Centre 21.0%   19.8%  

It is the level of vacant units that we see the real change in Accrington and an indication of potential 

decline. The percentage of vacant units in the centre has increased by 10% since 2000, whereas the UK 

average level has reduced by 1.3%. In 2000 Accrington had a below average level of vacancies, now the 

level is 8% above the national average level. Is the change because the centre has constricted, i.e. are the 

units on the edge of the town centre and / or in locations which have become marginalised and off-pitch? 

Is it because of changing retail models, i.e. there is a trend in terms of the scale of units which are vacant? 

Or a different factor altogether. 

As a whole Britain’s shop vacancy level in March 2016 stood at 12.5%, the lowest it has been since January 

2010. Shopping centre vacancy stood at 13.2%, down 1.5% compared to March last year, while the rate for 

retail park vacancies reached 6%, improving across the UK. 

In comparison, town centre vacancy rates remained unchanged, now for the third consecutive month, at 

10.9%. In Scotland however, the local rate saw an increase of 0.5% compared to the same point last year. 

“March’s data shows an interesting pattern of continuing improvement in the occupation of shopping 

centres and retail parks but no improvements in high streets,” said Matthew Hopkinson, Director of the 

LDC. “There are two key areas of note in this data. The first, is that short term vacant units are remaining 

vacant for longer. This begs the question of whether optimal occupation levels have been achieved in 

many locations or not. Should the trend continue, the increased polarisation between locations where 

shops close and open versus those where shops just close, would grow. 

Consumer confidence remains fragile and April has seen the arrival of the National Living Wage, which will 

increase costs significantly for retailers. Only time will tell as to who will have to reduce their number of 

shops accordingly, by focusing their investment on the healthier locations whilst the weaker locations 

continue to weaken and lose any shopping attractions that they might currently have.  



 

Office Accommodation 

Taken from Employment Land Study carried out by the consultants Turley the office market in Hyndburn is 

regarded by agents to be weak as a result of the limited existing demand for office properties in Hyndburn. 

Demand for office stock was recognised to be more prominent in Blackburn and Burnley.  

Despite the limited demand for office premises in Accrington, there is an over-supply of office 

stock in the town centre. Much of this stock comprises of older Victorian premises, which are not 

suitably designed for modern office use. The town centre is also considered to be an undesirable 

location for office development due to accessibility and parking issues. The most popular locations for 

offices are on designated Business Parks where premises are modern, more easily accessible and have car 

parking provision. Agents highlighted that there has been some new office development along the M65 

junctions which have not been much higher in demand compared to town centre stock. 

Office accommodation is a way of bringing in more footfall and money into the local economy, but as 

mentioned with little suitable accommodation, poor Wi-Fi and broadband speeds makes the town centre 

an undesirable place for office accommodation. Office space is a way to fill those locations where the retail 

trade is moving out whilst still giving the town centre / area a purpose without falling into decline. A lot of 

successful towns are able to locate modern suitable office accommodation amongst retail outlets making 

areas attractive places to work. 

Commercial Rents 

In terms of commercial rates, the data from Estates Gazette indicates the typical rents achieved for retail 

property within Accrington Town Centre during 2014 and 2015 were £10 per sq.ft or £110 per sq.m. The 

published data indicates that commercial rents in Accrington have declined over the past decade. The 

rental figures for 2014 and 2015 are broadly comparable to those achieved in Burnley Town Centre but 

lower that the £15 per sq.ft and £163 per sq. m achieved in Blackburn Town Centre over the same period. 

Leisure Sector 

To achieve a successful thriving town centre it is proposed that as well as having good quality shops, high 

footfall, heritage, office accommodation, a suitable day, night time economy and a leisure sector within the 

town centre attracting people in. This can be anything from gyms, cinemas, theatres diversifying the town 

centre offer making more people use and come into the town centres. 

Shopping has become an element of leisure outings rather than the sole purpose of visits to town and city 

centres, so towns need to provide and measure much more than retail. If you asked twenty years ago 

why they come to the city, they would have said it was to shop. But if you ask them 

today, they would say it was because they wanted to go into town. 

Town Centre living 

What’s the Council’s policy on town centre living – The Grimsey Review was encouraging more people to 

live in town centres.  



 

Planning Policy 

The Hyndburn Core Strategy was adopted by the Council in January 2012 and sets out the strategic 

local policy framework up to 2026. Policy A2 of the Core Strategy specifically addresses Accrington Town 

Centre and states that it will be consolidated to be the focus for comparison and convenience retailing, 

with independent retailers providing for specialist shopping needs. The Accrington Area Action Plan 

(AAP) was also adopted by the Council in January 2012. The aims of the AAP include strengthening retail 

provision within the town centre which is expected to be delivered by: 

 

 

 

 

 

 

 

 

These objectives are incorporated into Policy ATC1 of the AAP ‘New and Enhanced Shopping Facilities’. 

This policy also seeks to improve connectivity between edge of centre sites and town centre. Policy ATC2 

seeks to control the use of ground floor premises within ‘shopping streets’ and restricts non-retail uses 

within the defined primary and secondary frontages.  Other reports say we have too many shops 

and we should consider other uses like …..The AAP goes on to identify a ‘spatial quarters’ with 

opportunities identified for new retail development at the Arndale Quarter, Hyndburn Road Quarter and 

the Eastgate Quarter. 

Policy DM3: Development of main town centre uses - In Town / Local Centre Location 

  

 The provision of new, larger units for comparison retailers as part of a remodelled and 

extended Arndale Centre; 

 The improvement of the convenience retail offer; 

 Enhancing the quality of the existing retail offer, primarily through environmental 

improvements; 

 The refurbishment and improvement of the Market Hall and Pavillions; 

 Supporting existing and future independent retail operators, including through seeking to 

prevent change of use to non-retail uses at Warner Street and Abbey Street; and 

 By creating clearer pedestrian retail circuits, including by expanding the primary circuit 

created by the Arndale Centre and Broadway 

 

The Council will support proposals for main town centre uses (these include warehouse clubs 

and factory outlets centres, leisure, entertainment facilities the more intensive sport and 

recreation uses including cinemas, restaurants, drive-through restaurants, bars and pubs, night-

clubs, casinos, health and fitness centres, indoor bowling centres and bingo halls, offices, and 

arts, culture and tourism developments including theatres, museums, galleries and concert halls, 

hotels and conference facilities) where they are located within defined Town Centre or Local 

boundaries and accord with other policies in the Local Plan, including Policy DM4: Retail 

Frontages, and policies regarding high quality urban design and safety and amenity 

considerations. 



 

 
 

Accrington Food Festival Ron Hill / Accrington 10k 

 
 

Christmas Market Vintage Crafty 

  

Vintage Seaside Extravaganza Dickenson Christmas 

  

Carnival Accrington lights switch on 

  

Events 
in 

Accrington 



 

Investment in Accrington 

Over the past few years approximately £30 million worth of investment has been brought into Accrington 

improving the town centre and local infrastructure with the investment coming from Hyndburn Borough 

Council, Lancashire County Council, Heritage Lottery, Local Enterprise Growth Initiative and Section 106 

monies received from Tesco’s.  

Market Hall: 

Refurbishment - £2.42million investment funded by £0.585million from Local Enterprise Growth Initiative 

and £1.83million HBC investment. 

Town Hall: 

Through financial support, the Council is supporting the local Leisure Trust with investment of £1.5 million 

over the period 2014 – 18 to improve leisure facilities, within the listed Grade 2 (star) Accrington Town 

Hall. 

New Town Square and Historic Buildings Improvements: 

During the period of August 2017 to September 2019 the Council will invest circa £4 million, including a 

grant of £1.5 million from Heritage Lottery, in creating a new town square and providing grants to support 

investment in adjacent privately owned historic buildings. 

Tesco: 

£32 million investment to build the store. HBC received £1.42million in Section 106 monies, some of which 

has been spent on improving the routes to the town centre and environmental improvements. 

Train (Eco) Station: 

£2.5 million investment. £0.4million building the station, £2.1 million new bridge and car park facilities. 

Station built with ‘green materials’ using electricity generating wind turbines and using rainwater in the 

bathrooms with solar panels to heat the water. 

Bus Station: 

£7 million bus station. 

Pennine Reach: 

Total investment in Hyndburn £11.376 million. £6.428 million investment in land assembly for the bus 

station and bus lanes on the rapid transit route. 

 

  



 

Independent Studies - review 

Since the recent economic downturn a considerable number of independent studies have been published 

which consider the future role and function of town centres. 

Most notable of these include the following: 

 The Portas Review (2011) 

o Core recommendations included improvements to business rates, reducing car parking 

charges, placing greater onus on landlords to proactively manage their assets or face the use 

of compulsory purchase powers by local authorities, and to increase community 

involvement in town centres 

 The Grimsey Review (2013) 

o Core recommendations include encouraging more people to live in town centres, appointing 

a High Streets Minister, and Freezing car parking charges for a year 

 Redefining the Shape and Purpose of Town Centres – Beyond Retail (2013)  

o One of report’s key observations was that the trend towards market polarisation has 

resulted in three types of town centre offer: strong centres with a wide retail and leisure 

offer; convenience food and service-based centres with an element of fashion and 

comparison goods; and, localised convenience and everyday needs focused centres 

 21st Century High Streets – British Retail Consortium (2013) 

o The report set out key policy recommendations to help secure ‘flourishing 21st Century high 

streets’ under six key topics – ‘A unique sense of place’, ‘An attractive public realm’, 

‘Planning for success’, ‘Accessibility’, ‘Safety and security’, ‘Supportive regulatory and fiscal 

regimes’ 

 Digital High Street 2020 Report – Digital High Street Advisory Board (2015) 

o To increase footfall and expenditure in town centres – to improve store turnover and to 

increase vitality and viability of town centres;  

o To reduce costs of operating and investing in town centres – to improve store turnover and 

to level the playing field between physical ‘bricks and mortar’ and online retail businesses 

 

  



 

  Blackburn Business Improvement District 
Back in 2013/14 the Blackburn Business Improvement District was identified by the 
Blackburn Town Centre Partnership as an ideal mechanism to develop a dynamic 
business environment in Blackburn town centre. 
Consultations with businesses identified four themes which would be addressed by a 
Blackburn Town Centre BID: 

• To market and promote Blackburn as a vibrant town centre 

• To create a safer, more secure Blackburn town centre 

• To create a sustainable, cleaner and more attractive environment, and 

• To attract and support businesses 

In 2016 Blackburn town centre has beaten hundreds of high streets across the country to 

be named Britain’s best town centre. 

Communities Secretary Sajid Javid said: 
“Our high streets are going from strength to strength as this year’s Great British High 
Street competition shows.“ 
Town centres are being revitalised, with vacancy rates falling over the last year, and 
Blackburn is a great example of how hard work and support for local businesses can turn 
things around. 
“The strong Business Improvement District is working closely with the council to invest in 
the town and put on a vibrant calendar of events that has seen visitors flock in their 
thousands to the town centre – long may it continue.” 
One of the first industrialised towns in the world, Blackburn has reinvented itself over 
recent years with the council investing £9 million in its heritage buildings to bring them 
back to their former glory. 
Initiatives such as Blackburn Against Crime and the redevelopment of The Mall shopping 
centre have attracted new businesses, free family friendly events and The Mall has 

shown an increase in footfall Year Over Year of 8.7% in 2016. 



 

Push / Pull factors: 

Factors affecting Accrington town centre - Push (negative issues) 

 Competition from neighbouring towns of Blackburn, Burnley and Manchester. 

 Online shopping – how e-resilient is Accrington (e-resilience measures the vulnerability of British 

retail centres to the impacts of growing online sales) 

 Out of town retail outlets such as Whitebirk and other retail parks and supermarkets. 

 Little parking – do customers struggle or know where to park. 

 Dirty & unclean – potential customers can get put off if the town centre is dirty and unclean. 

 Crime – if there is perception of high crime levels in a town centre this can put of customers and 

potential investors. 

 ASB – similar to crime can put off customers and potential investors. 

 Vacant shops – provides little choice to customers, can blight the area and put off potential area 

looking lie a town in decline. 

 Little choice / variety will put of customers from travelling to a town centre. 

 Not accessible – difficulty with infrastructure and parking 

 Poor reputation 

Pull (Positive items) – attracting people / investors 

 Convenience – local, ease of transport, parking 

 Good quality shops 

 Size of shops 

 Magical shopping experience 

 Attractive and clean 

 Ease of parking 

 Free parking 

 Infrastructure / public transport 

 Size of catchment area 

 Evening economy 

 Good range of restaurants 

 Leisure activities 

 Events 

(E commerce – online; M commerce – mobile device; Omni commerce – customer experience through all 

shopping channels) 

 

  



 

Social / economic factors 

The population of Accrington has declined over the past century, jobs have moved out of the town centre, 

the number of cinemas declined, pubs, with competition from other towns, out of town retail, deprivation, 

low wages and the cost of living, high levels of shoplifting and internet shopping all having an impact on 

the retail trade - so how does a town centre thrive or just survive with all these factors. 

The Accrington / Hyndburn economy is a low wage economy with a large proportion of people living in 

deprived areas on low wages / benefits. Those people in receipt of higher wages can travel further afield to 

places like the Trafford Centre. 

 

 

Customer views 

In 2016 NEMS Market Research carried out a household telephone survey of residents within the area 

asked a number of questions relating to visitor perceptions of Accrington Town Centre. Over 50 per cent of 

those responding said a better range of shops would encourage them to undertake more shopping in the 

town centre, with over 20 per cent saying an improvement in the quality of shops would encourage them. 

Only 4 per cent said that improvements to parking or public transport would encourage them to do more 

of their shopping in the town centre. 

In priority order: 

 Better range of shops 

 Better quality of shops 

 Environmental improvements 

 Improvements to the Market 

 Keeping Marks and Spencer 

 Better parking or public transport 

  

What was evident in a recent household retail study was the customer’s requirement of 
an improvement to the comparison retail offer within Accrington town centre and to 

expand consumer choice and promote more sustainable shopping patterns. This is what all 
town centres strive for in the future as part of the long term aim to be viable. 

 



 

The polarization trend 

Accrington is a small town centre that has suffered from the polarisation trend and the withdrawal of 

mid-market operators over a prolonged period.  Accrington’s comparison goods offer is now smaller and 

directed towards the lower end of the market which limits its ability to compete with higher-order 

comparison-led centres. Nevertheless, there are quality independent retailers that have re-emerged in 

parts of the town centre and these may provide a basis upon which Accrington can diversify its offer and 

seek to appeal to a wider catchment, supported by ongoing economic recovery and rising consumer 

spending. 

The polarization trend is where retailers concentrate trading within larger schemes in larger retails centres 

recognising the greater efficiency offering a full range of their products. The economic downturn and the 

growth in online shopping have further reinforced the need for retailers to have fewer physical stores. The 

polarization trend is driven by consumers, who are prepared to travel further afield to larger centres with a 

wider or better quality offer. 

The implications of this for town centres is that many retailers have sought to downsize their portfolio of 

stores and withdrawn from smaller cities by way of measures such as non-renewal of expiry leases. The 

trend has matured over the last decade and is reflected in higher vacancy rates in smaller centres, 

decreasing rental values, and in many cases, lower footfall. 

The rise of discount retail operators, which was further encouraged by economic downturn and 

constrained consumer spending, has lead to these type of retailers taking space in smaller town centres 

that was formerly occupied by mid-market comparison retailers further concentrating these town centres 

as lower end of the market away from important clothing and footwear sector. 

Smaller centres have been able to respond to the polarisation trend by diversifying their town centre offer, 

particularly through accommodating higher quality independent retailers and developing a strong food and 

drink offer. 

 

How far would you travel - Huffs probability model (attractiveness v’s distance) 

What is the probability that a customer will decide to shop at a particular store, given the presence of 

competing stores? The creation of probability surface is based on a spatial interaction model that takes 

into account such variables as distance, attractiveness and competition. 

The probability that a consumer located at ‘x’ will choose to shop at store ‘y’ is calculated according to the 

following method. The parameter is an exponent to which a store’s attractiveness value is raised, enables 

the user to account for nonlinear of the attractiveness variable. The parameter models the rate of decay in 

the drawing power of the store as potential customers are located further away from the store. Increasing 

the exponent would decrease the relative influence of a store on more distant customers. 

How does Accrington keeps its potential customers within the geographical catchment area before it loses 

out to neighbouring towns like Blackburn, Burnley and Manchester. The town has to become attractive to 

customers.  



 

Monitoring & Evaluation 

High street / town centre performance is not solely a reflection of retail performance. The vast majority of 

the data, especially that available for the purpose of providing an overview at the national level, are 

heavily biased to retail indicators. Data on aspects of high street vitality such as cultural, heritage and 

leisure uses is very limited. 

The National Town Centre Performance Framework is part of the recommendations for “Understanding 

high street performance” published by the Department for Business, Innovation and Skills, and link to 

recent Government thinking about retail and the role of retail in town and city centres.  

National Town Centre Performance Framework  

People and footfall – the overall aim in this theme is to provide an assessment of who comes to visit 

the town centre, and what their socio-economic background is likely to be, how close they feel to the 

people around them in terms of community cohesion and how they travel to the town centre. 

 Footfall – this indicator refers to the number of people walking up and down a given town centre 

regardless of their reasons for doing so. Typical reasons may include shopping, a pleasant stroll, 

going to work or college, to the cinema or for a meal, accessing public services, visiting friends or 

simply passing through. 

 Geographical catchment – this indicator refers to the places that people have travelled from to visit 

the town centre. 

 Access – this indicator refers to the modes of transport used by visitors and local residents to reach 

the town centre. 

 Car Parking – this indicator refers to the total car parking capacity and use in an around the town 

centre. 

 Community spirit – this indicator attempts to capture local perception and experience of the 

strength of the bonds that keep the community together in and around the town centre.  

Diversity and vitality of place – This theme is to provide an assessment of the actual offer of the town 

centre and its diversity taking a holistic approach that includes its daytime, evening and night time 

economies. 

 Retail offer – this indicator keeps track of the range and variety of retail goods and services offered 

in town centre, measured as the change in the number of businesses in each category over a 12-

month period. 

 Cultural and leisure offer – captures the variety of leisure related services offered in the town 

centre, including publicity supported services such as swimming pools and theatres. 

 Events – keeps track of the number of events held in the town centre public realm, measured using 

local authority’s data of event licenses awarded over a 12 month period and those held in town 

centre venues that have a significant impact on footfall. 

 Reported crime – this indicator monitors the number of reported incidents of crimes in a range of 

categories in the town centre. 

 Markets – this indicator monitors the existence of regular markets in the town centre. 



 

Consumer and business perceptions – the overall aim in this theme is to provide users with a 

glimpse into an issue that can make or break a town centre on its own, and can be one of the most 

challenging things to change – perceptions. 

 Business confidence – this indicator monitors changes in the level of business confidence among 

businesses operating in the town centre. 

 Town centre visitor satisfaction with retail offer – this indicator keeps track of changes in visitors’ 

satisfaction levels with their town centre retail and services offered, but no public services. 

 Visitor experience satisfaction – this indicator complements the “town centre visitor offer” 

indicator by monitoring visitors’ satisfaction with the town centre experience but not specifically 

with retail offer. 

 Attractiveness – this indicator monitors visitors’ perceptions of the town centre’s overall level of 

place attractiveness taking a holistic view of the town centre as a place, which includes retail but is 

not limited to it. 

 Crime and safety perception – this indicator monitors changes in businesses’ and visitors’ 

perception of crime and safety in the town centre. 

Economic characteristics – the overall aim in this theme is to provide users with an assessment of 

static and dynamic elements linked to the economic performance of a town centre. 

 Retail sales – this indicator tracks the changes in retail sales in the town centre taking the sum of all 

the businesses willing to volunteer this data. 

 Partnership working – this indicator monitors evidence of a partnership approach to developing 

and manging the town centre at a number of levels that include the daytime, evening and night-

time economies. 

 Charity shops – this indicator monitors yearly changes in the number of charity shops in a town 

centre. 

 Vacant retail units – this indicator monitors changes in a town centre’s vacant retail units. 

 Evening / night time economy – this indicator monitors evidence of active management of the 

evening and night time economies in the town centre. 

 

  



 

 

 

 

Ideas to bring in higher footfall 

• Town centre first approach 

• Town centre living 

• More suitable office space 

• Make the town centre smaller 

• Fast broadband 

• Town centre WI-FI 

• Brand ‘Accrington’ 

• Strong web presence 

• Create Accrington High Street Website 

• Promote heritage 

• Events 

• Pop events 

• Reduction in ASB / Crime 


