
Application Number: 11/18/0314 

 

Full Application Town Hall 42-44 Blackburn Road Accrington BB5 1LA 

Address:  

 

Determination by:   14th Dec 2018 (agreed extended date) 

 

Applicant:   Hyndburn Borough Council  

 

Agent:    Campbell Driver Partnership   

 

Description:   Listed Building Consent: Change of use of ground floor 

    office areas to ceremony/function room Sui Generis, and 

    internal alterations and refurbishment works to existing 

    ground floor offices, and reception to create new  

    ceremony space/function room facility, and refurbishment 

    of rear stair, first floor offices and existing windows.  

 

Reason this application is being considered by Planning Committee: The application is 

submitted by Hyndburn Borough Council. 

      

Application Site 

 

The application site is Accrington Town Hall, a Grade II* listed building situated within the 

urban boundary in Accrington.  This is also within the Town Centre Conservation Area. 

Accrington town Hall (1857-8), occupies a prominent location in the centre of Accrington, 

and its well preserved Italianate sandstone frontage provides an attractive, graceful 

appearance.  Internally the mosaic floor and sweeping staircase with foliated iron railing is a 

grand entrance to the first floor ballroom.  

 

Proposal 

 

The application is seeking listed building consent for the change of use of the ground floor 

office to ceremony/function room, refurbishment of the ground floor offices and reception 

area to allow the creation of the ceremony/function room and the refurbishment of the rear 

stair, first floor offices and existing windows.  

 

Consultations 

 

Public consultation: Press notice and site notices, no comments have been received.  

 

HBC Conservation Officer: Initial comments were received which stated: ‘The issues that 

David James (Historic England) has mentioned, I also raised at pre-app stage and Darren 

just needs to follow James’ suggestions regarding the wall, while the windows can be 

explained. The alterations relate to a relatively minor area in significance terms and, while 

the scheme is imperfect, the level of harm is quite low.  



 

Historic England: Initial comments were received which are summarised below: 

 Historic England has concerns regarding the application on heritage grounds. The 

local planning authority should take these representations into account and seek 

amendments, safeguards for further information as set out in our advice.  

 In creating an opening between office 1 and 2 there is some harm caused to the 

historic plan form.  

 Proposal to alter the method of opening of some of the sash windows; including on 

the principal elevation which would cause some harm to the character of the listed 

building. No supporting evidence to justify this.   

 Recommend the wall is not entirely removed between office 1 and 2below the down 

stand, allowing sufficient nibs of the original wall to remain. This would enable the 

historic plan-form to be more easily read and be more visually appropriate by framing 

the new opening; along with providing some separation between the on matching 

arched windows. More details therefore required. 

 In relation to the sash windows clarification required why these windows cannot 

continue to be opened in the traditional manner and reasons as to why they cannot 

be repaired to do so if this is required.  

 

Following further information being submitted to address these matters, final comments 

were received which are summarised below: 

 With regard to the rear function room, the retention of piers is an improvement over 

the original design –the section we were seeking was looking through the opening 

from either side but I think there is enough information now to understand the 

proposals. 

 We now have a better understanding of the issues in relation to the windows. Given 

they appear to have already been heavily altered then we withdraw our concerns 

here. 

 

Victorian Society:  No comment received at the time of writing this report: any comments 

will be reported and addressed in the update sheet. 

 

Relevant Planning History 

 

18/0305: Change of Use of ground floor office to Sui Generis (ceremony/function room) and 

internal alterations and refurbishment works to existing ground floor offices and reception to 

create new ceremony space / function room facility and refurbishment of existing stair, first 

floor offices and existing windows.  Not decided  

 

14/0274: Listed building Consent for retention of unauthorised works to ground floor and first 

floor male and female toilets, corridors and mezzanine and installation of balcony platform to 

entrance elevation.  Approved by Secretary of State 

 

14/0274: Listed building Consent Internal alterations and refurbishment to the first floor 

kitchen/supper room and second floor ballroom 

 



92/0541: Listed building Consent internal alterations and renovation. Approved 26.2.93 

 

95/0314: Display of information plaque. Approved 24.10.95 

 

98/0262: Listed building Consent, installation of electronic information point + new boundary 

25.11.98 

 

98/0264: Display of non-illuminated projecting box sign. Withdrawn. 9.9.98 

 

99/0010: Listed building Consent creation of temp access in ceiling to allow roof repairs. 

Approved 11.3.99 

 

99/0434: Listed building Consent repair + replacement of flat + pitched roof app 20.12.99  

 

01/0490: Installation of computerised information point. Approved 9.1.02 

 

01/0491: Listed building Consent. Installation of computerised information point. 

Approved 21.1.02 

 

04/0073. Installation of 2no air conditioning units on rear annex of town hall. current 

application. A/c by GONW 11.05.04 

 

04/0074. LBC installation of 2no air conditioning units on rear annex of town hall. A/c by 

GONW 11.05.04 

 

Relevant Policies   

  

 Hyndburn Core Strategy (CS) 

 Policy BD1: Balanced Development Strategy 

 Policy Env 6: High Quality Design  

 Policy A2: Accrington Town Centre  
 
Development Management Development Plan Document (DMDPD) 
 

 Policy GC1: Presumption in favour of Sustainable Development 

 Policy DM22 Heritage Assets 

 Policy DM26 Design Quality and Materials 

 

Accrington Area Action Plan (AAAP) 

 

 Policy ATC6: Provision of facilities for arts, culture, tourism, entertainment, leisure, 

recreation, the community, faith and voluntary sectors and hotel accommodation.  

 Policy ATC11: Design Quality in the Town Centre  

 Policy ATC13: Accrington Town Centre Conservation Area 

 

 



Material considerations 

 

National Planning Policy Framework (NPPF)   

National Planning Practice Guidance (NPPG) 

DMDPD GN8 Car Parking, access standards and transport assessment/travel plan 

thresholds 

 

Observations  

 

Key issues for consideration in relation to this application are 1) Principle of the 

development, 2) Impact on Grade II* Listed Building. 

 

Principle of development  

 

Section 38 (6) of the Planning and Compulsory Purchase Act 2004 requires that the 

determination of applications under the Planning Acts should be in accordance with the 

Development plan unless material considerations indicate otherwise. In this instance the 

Development Plan comprises the saved policies of the Hyndburn Core Strategy (CS) and 

the Development Management Development Plan Document (DMDPD).  

 

The development would be in keeping with a town centre use and would be in a sustainable 

location.  As such Officers are satisfied that the proposed change of use of the ground floor 

offices to be used as a function room/ceremony space (Sui Generis) would be acceptable in 

principle. This is subject to the consideration of the other relevant policies within the local 

plan, of which this application relates to the impact on heritage.  The other relevant matters 

such as traffic and highway safety and amenity will be considered under the planning 

application 11/18/0305 which is also being considered at Planning Committee. 

 

Impact on Grade II* Listed Building / Heritage  

 

Core Strategy Policy Env6 places emphasis on high quality design and requires an 

enhancement of the character and quality of both townscape and landscape, and is 

supported by the provisions of DMDPD Policies DM22 and DM26.  Policy DM22 specifically 

relates to Heritage Assets and states that development proposals which seek to minimise 

harm to the significant of heritage assets and their settings will be supported. It also 

provides guidance in relation to Conservation Areas and listed building applications.  

This is also supported by Policies ATC11 and ATC13 of the Accrington Area Action Plan. 

 

As the development is located within a Conservation Area and is a listed building, heritage 

and design are key to the acceptability of the proposal.  

 

There are important statutory duties in relation to listed buildings under section 16 of the 

1990 Town and Country Planning Act, the National Planning Policy Framework (NPPF 193) 

emphasises that great weight should be given to the conservation of heritage assets. 

Account should also be given to the desirability of sustaining and enhancing the significance 

of heritage assets and putting them to viable uses consistent with their conservation (NPPF 



192). Information to enable the understanding of the impact on the significance of the listed 

building that would result from the proposals also needs to be provided (NPPF 189). There 

is a need to consider the significance of the grade II* listed building and avoid any conflict 

between its conservation and the proposed works (NPPF 190). Given the potential for some 

harm in this case, the proposal requires clear and consistent justification (NPPG 194) and 

would need to demonstrate public benefits that outweigh the harm, (NPPF 196).  

 

The applicant has submitted a ‘Statement of Significance, Heritage and Design and Access’, 

prepared by Campbell Driver Partnership which considers the proposed changes to the 

Town Hall. Previous works were undertaken to refurbish the Ballroom in 2015 which have 

been successfully taken up for weddings and functions.  However the smaller functions are 

not being booked as the venue is too big (holds 377 people). Parallel to this issue is the fact 

that the current ground floor is being underused and the rooms are considered to be 

somewhat underwhelming, dated and lacking sufficient purpose.   

 

The proposed scheme allows for the refurbishment and alteration of the reception area and 

underused surrounding office spaces to provide flexible areas for smaller civic ceremonies 

and business events.  This would also disperse the current office environments to the 

underused office spaces around the main stairwell.   

 

It is envisaged that while providing a more economically viable platform on which the Town 

Hall can operate, the proposals will also offer the opportunity for further aspects of the 

building to be experienced by local people and businesses alike.   

 

The changes are as set out below: 

 

 Refurbishment of offices 1, 2 and 3 which radiate the main stair from the main 

entrance. Office 1 will be re boarded to walls, seating and ceiling, and fitted with new 

carpet and electrical items. Office 2 and 3 will have new wall and floor finishes, new 

electrical supplies, decorated joinery work and new iron mongary to the existing 

doors. Office 3 will also have a none original store removed and the existing brew 

station will be replaced and upgraded. 

 

 Reception area will be cleared of all non-original fittings such as the reception desk, 

displays and lighting and all wall coverings made good where fixing points are 

present. The existing non-original grazed screen will be removed and dado rail an 

bands made good at the reveal by extending/repairing where necessary to restore 

historic detailing. A smaller reception desk will be installed as a free standing item.  

 

 The existing offices at the rear of reception have lowered ceiling due to the 

mezzanine above, which has affected the windows which have been amended in line 

with the floor position. The wall between these rooms will be removed to make a 

more usable space and the windows will be replaced with disguised casement detail 

to allow for natural ventilation, a door will also be repositioned.  

 



 The ground floor kitchen I’ll be amended to form the new bar, new entrances from 

the function area and offices will be made to this room. 

 

 The function space which forms the principal apart of the scheme involves the 

removal of an existing wall to create a larger flexible space for hosting events. A 

section of the wall will be kept at high level so that the history of the layout remains 

readable.  

 

 The ceiling in the former council chamber will be removed and restored to its original 

height, restoring room proportions in relation to that adjacent whilst restoring the view 

of the full height windows.  

 

 The central stair and mezzanine will be cosmetically upgraded. 

 

 The rear stair (used principally as a fire escape) will also be utilised as a bridal route 

to the ball room at larger weddings. The intended works are to repair cosmetically; re 

plaster, patch plaster repair, refurbish windows and clean down and decorate. The 

wall mounted AC unit will be repositioned to allow restoration of the existing dado 

rail, and a new fire partition and door will be added to the head of the basement stair 

to protect the fire escape route from the risk of basement level plant.  

 

Historic England initially commented on the application and raised concerns in relation to the 

windows and the wall being removed between office 1 and 2 (see the consultation section of 

the report). Further clarification was provided form the agent in relation to the windows- 

these had been previously heavily altered and as such the current proposals are now 

considered acceptable. The agent also amended the plans to retain part of the wall between 

office 1 and 2, alleviating the concerns in this regard. As such Historic England confirmed 

that they no longer have concerns with the proposals.  

 

The Victorian Society has been notified of the proposals and at the time of writing this 

report, has not objected to the scheme. They have until the 11th of Dec 2018 to make 

comments, should any be received before Planning Committee they will be provided and 

addressed in the update sheet.  

 

The Council’s Conservation Officer has considered the proposals, and following the 

submission of the extra information he has no objections to the proposal.  

 

As such, following the submission of the extra information in relation to the wall between 

office 1 and 2, and the windows, Officers are now satisfied that the development would have 

less than substantial harm and would provide public interest , allowing visitors to access 

more of the Town Hall. As such they are satisfied that the proposals comply with the 

provisions of the relevant planning policy in this regard. 

 

Need to refer the application to the Secretary of State for a decision. 

 



Where a local planning authority require listed building consent for the demolition, alteration 

or extension of a listed building in their area and the following conditions are met the 

authority shall make application to the Secretary of State for that consent. 

 

a) The authority have notified the Commission and the National Amenity Societies of the 

application in accordance with any direction issued by the Secretary of State under section 

15 (5) of the Act; 

b) The authority have received an objection to the application from any of the above bodies 

within 21 days of the date of issue of the notice; and 

c) The authority does not propose to refuse the application.  

 

In this case Heritage England has not objected to the proposals. At the time of writing the 

report the Victorian Society have also not objected, however any objection will be reported 

to the Planning Committee in the update sheet. Should an objection come in then the 

recommendation  to Members will be updated to reflect that the application needs to be 

submitted to the Secretary of State for a decision.  

 

At this stage however, Officers are satisfied that the development would be acceptable and 

recommend approval to Members.   

 

Pre commencement conditions agreed: There is no pre commencement conditions 

required for this development.  

 

Conclusion 

 

It is considered that subject to the conditions listed below, the proposal would not 

detrimentally impact upon the Grade II* listed building or Town Centre Conservation Area 

and that it would cause less than significant harm and a public benefit to visitors. As such 

the recommendation is to GRANT listed building consent subject to the conditions listed 

below: 

 

1. The development hereby approved shall be commenced before the expiration of 

three years from the date of this permission. 

 

Reason: To ensure that the Local Planning Authority retains the right to review 

unimplemented permissions and to comply with Section 91 (as amended) of the       

Town & Country Planning Act 1990.  

 

2. The development shall be carried out in accordance with the following plans and  

documents: 

 

Location Plan  

Application forms submitted  

Statement of Significance, Heritage and Design and Access by Campbell driver 

Partnership 

17.141.001A Existing plans 



17.141.004 fire plans 

17.141.005 section AA Strip Out 

17.141.006 Section BB Strip Out 

17.141.007 Section CC Strip Out 

17.141.008 Strip Out Plans Ground Floor 

17.141.010 Proposed FF Structure Plan 

17.141.011 Proposed Section AA Replaced by 11 A – do you agree?  

17.141.012 Proposed Section BB 

17.141.013 Proposed Section CC 

17.141.014 Window Detail 

17.141.015 Reception Desk Detail 

17.141.018 Window Schedule 

17.141.019 Strip Out Plan FF 

17.141.020 Bar Detail 

17.141.021 Kitchenette detail 

17.141.022 Finishes plan 

17.141.023 M and E GF Plan 

17.141.024 Proposed Rear Stair Plans 

17.141.025 M and E FF Plans 

17.149.09B Ground Floor Structure Plan  

Topping Engineer Drawing: 18341-S-001 

 

Reason: For the avoidance of doubt and to enable Hyndburn Borough Council to 

adequately control the development and to minimise its impact on the amenities of 

the local area and to conform with Policies Env6 & Env7 of the Hyndburn Core 

Strategy. 

 

3. Prior to their use in the development hereby approved full details of materials to be 

used and /or the full works to windows shall be submitted to and approved in writing 

by the Local Planning Authority. The development shall then be carried out in 

accordance with the approved details, unless otherwise prior approved in writing by 

the Local Planning Authority. 

 

Reason: In the interest of preserving and enhancing the historic asset in accordance 

with the provisions of Development Management Development Plan Document 

Policies DM22 Heritage Assets and DM26 Design Quality and Materials, and the 

provisions of the National Planning Policy Framework. 

 

4.  The full works shall be carried out and completed in accordance with the approved 

details prior to the first use of the development hereby approved.  

 

Reason: In the interest of preserving and enhancing the historic asset in accordance 

with the provisions of Development Management Development Plan Document 

Policies DM22 Heritage Assets and DM26 Design Quality and Materials, and the 

provisions of the National Planning Policy Framework. 

 



13 a 14 15 16 17  
Coal- low risk 
 


