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The masterplan to the right incorporates the 
principles of the spatial strategy to identify the key 
moves that will shape the development of the Town 
Centre over the next ten years. 

This is not to say that development will not and 
should not happen elsewhere during that period, 
but the council and key partners will focus attention 
on these projects as they have the greatest potential 
to drive forward sustainable development, based on 
the Town Centre’s main assets and opportunities.

Within each intervention area, a number of 
masterplan projects have been identified. More 
detailed design, planning, and development 
guidance is provided for the Key Sites. 

4. Intervention Areas & Key Projects
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retail units and improved shopping environment. The 
next phase identified will comprise enhancements 
to the retail units facing Market Square in the form of 
new frontages and the relocation of the market hall 
access stair. Upgrading the external frontages and 
existing public realm would significantly enhance 
this area of the Town Centre. It is recommended 
that consideration should be given to removing 
the pavilion building from the centre of Market 
Square to improve sight lines to retail frontages, 
enhance pedestrian permeability to Bankfield and 
create a space for events and outdoor markets. 
The refurbishment of Calder House would make 
a significant contribution to the Town Centre office 
market.

RC3 St. James’s Street / St. James’s Street 
West
Occupancy of the traditional retail building stock 
on St. James’s Street to be buoyed by the 
enhanced public realm setting and increased footfall 
generated through the development programme. 
Refurbishment works to external frontages and 
shop fronts are to be encouraged, provided they 
are sensitive to the character of the Town Centre 
conservation area. Conversion of unused upper 
floorspace for residential supported.

RC4 Standish Street
Sensitive investment in properties to be encouraged 
in order to boost occupancy and improve the retail 
environment. Scope for streetscape and public 
realm improvements to create a more distinctive 
environment and a setting for independent retail. 

Context
The Retail Core is focused on St. James Street 
and the Charter Walk Shopping Centre, which 
includes the town’s market. This is complemented 
by Standish Street with its cluster of independent 
retailers. A key development opportunity is the 
proposed Curzon Street site, which is currently a 
surface car park and is proposed for a new leisure / 
retail development. As a new anchor to the north of 
the Retail Core this development could help to drive
up footfall and diversify the town’s offer. Most other 
opportunities relate to continued renovation and re-
use of property, which will also help to enhance the 
quality of the town centre.

Masterplan Projects
RC1 Pioneer Place
The Curzon Street development site is identified for 
a new leisure scheme, which will be anchored by 
a cinema, and will include new food and beverage 
and retail units. The scheme will include its own 
public realm setting. Public realm works to Curzon 
Street, Parker Street, and Bankfield are also required 
to integrate the development into the wider Retail 
Core (see RC5).

RC2 Charterwalk Shopping Centre
The demolition of the redundant cinema and open 
market above the Charter Walk Shopping Centre, 
including the servicing ramp and pedestrian bridge 
on Bankfield, aims to enhance the setting of the 
Curzon Street development site and Retail Quarter 
more generally. The continued refurbishment of 
Charterwalk Shopping Centre will provide larger 

Potential to convert surface car park into a public 
space or develop for a mix of uses.

RC5 Curzon Street / Bankfield Public Realm 
In order to incorporate the Curzon Street site 
into the wider Retail Core there is a need to 
create a stronger pedestrian linkage between the 
pedestrianised section of Curzon Street and the 
main pedestrian entrance to the development. 
An ideal solution would be to extend the area 
of pedestrianisation to Parker Street, which by 
its nature would also mean pedestrianisation of 
Bankfield between Standish Street and Curzon 
Street. Since Standish Street is one-way, mitigation 
will be required to retain access and servicing to 
this area, as well as on-street parking on Standish 
Street. A potential solution is to reverse traffic on 
Standish Street to access the area and extend the 
rear service road (Yarm Place) to Bankfield in order 
to permit egress. 

Retail Core Intervention Area

St. James’s Street coffee culture

St. James’s Street new public realm
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Key Project: Pioneer Place
The Curzon Street site is located on the northern 
edge of the Retail Core and extends to 1.5 
hectares. The site is in the ownership of Burnley 
Borough Council and is identified in the Local Plan 
for retail and other appropriate town centre uses. 

Use 
The site addresses Active Way and presents an 
opportunity for a major leisure-led development 
ideally bringing a cinema and / or other family 
orientated leisure facilities and restaurant chains into 
the Town Centre.

The emerging Local Plan identifies the site as 
suitable for a mix of retail, office and leisure 
uses comprising or including A1(shops) uses 
together with other A2 (Financial and professional 
services), A3 (Restaurants & Cafes), A4 (Drinking 
Establishments), B1a (Offices), C1 (Hotels) or D2 
(Assembly and Leisure) uses. C3 (Housing) and A5 
(Hot food takeaway) uses would only be acceptable 
as an ancillary part of a mixed use scheme.

A minimum of 1,500 m2 (net) of A1 comparison 
floorspace should be included within the mix of 
uses but any new retail provision must not displace 
occupiers from the current Town Centre.

Visualisation of Curzon Street and Bankfield, showing proposed retail / leisure development and enhanced public realm 
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Design and quality
The site is prominently located on Active Way and 
development proposals will be expected to reinforce 
the site’s role as a gateway to the Town Centre. 
An opportunity exists to create a new townscape 
and a positive and appropriate relationship with 
surrounding buildings and spaces. 

A substantial building of high quality is envisaged 
to the north west corner of the site (a minimum of 
three storeys) addressing Active Way, and specific 
attention should also be given to frontages on Active 
Way and Curzon Street to ensure an attractive 
contribution to townscape character. The scope 
for a small pavilion building east of Curzon Street 
should also be explored to aid navigation towards 
the development from the existing retail area.

Materials should harmonise with the character of the 
town centre, including high quality locally distinctive 
materials and contemporary materials that are 
complementary.

Henry Court Millennium Project, Fareham

Pavilion on the square, Bury
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explored, taking account of the Council’s Strategic 
Flood Risk Assessment. 

Movement and parking
Loss of town centre car parking will need to 
be mitigated. Development proposals should 
provide the minimum car parking required for the 
development with access from Royle Street. It is 
expected that in the short to medium term a surface 
car park will be sufficient, however, over the longer 
term there may be a requirement to provide a multi-
storey car park in the vicinity. 

Servicing of units will be provided from a dedicated 
service yard behind the new Primark store and an 
on street service area on Bankhouse Street. 

In order to enhance pedestrian connectivity with the 
Primary Shopping Area, the design of Curzon Street 
needs to be realigned in favour of pedestrians, as 
it is presently dominated by the road carriageway, 
which results in a narrow pavement connection to 
the site. This may require some redirection of traffic 
in this part of the Town Centre to remove or reduce 
traffic accessing Curzon Street from Bankfield, so 
that a stronger pedestrian link can be made.

Landscape and public realm
A new public square should form the centrepiece to 
the development. This will primarily be a hard urban 
space, but there is also scope to incorporate soft 
landscape, street furniture, and public art to raise 
the overall setting and quality of the development. 
The public square should connect into the wider 
street network with permeable pedestrian routes 
through the site between Curzon Street and Royle 
Road.

Connectivity with the Primary Shopping Area should 
also be enhanced through the provision of high 
quality public realm on Curzon Street itself, which 
should blend into the design and palette of the 
recently completed works further south on Curzon 
Street. The removal of the service access ramps to 
the open market on Bankfield, creates a particular 
opportunity to form a new public space around the 
River Brun in this location, which will enhance the 
setting of the development and connections to the 
primary retail area.

The River Brun crosses the site both as an open 
watercourse and in culvert. Proposals therefore will 
need to take account of the easement requirements 
of the Environment Agency to provide unobstructed 
access to the open water course for inspection 
and maintenance. Scheme proposals should also 
incorporate the River Brun as a feature. To reduce 
flood risk, improve the quality of the River Brun and 
enhance the amenity value it brings to the town 
centre public realm, the opening up of the culverted 
section of the river within the site should be 

The Rock Triangle, Bury

Newbury Town Centre
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financing and whether business contributions can 
be secured. Where upper floor conversions and 
other changes are proposed by businesses and 
owners, complimentary investment in ground floor 
frontages should be encouraged.

The Masterplan identifies apotential future 
requirement for a larger multi-storey car park with 
approximately 358 spaces in the vicinity. Delivery 
of such a car park here, and/or on Centenary Way 
would be subject to a detailed analysis of Town 
Centre car parking needs, in the light of projected 
growth. If judged necessary, financing and delivery 
methods would need to be identified which 
could include direct Council delivery/operation or 
partnership with a facilities developer/operator such 
as NCP.

Implementation and Phasing 
Programme Leader: Burnley Council
Programme Partners: Maple Grove Developments 
Ltd, Addington Capital, Private sector occupiers, 
Operational Partner for MSCP (if required)
Funding: Private and Public Finance
Phasing: 
1. RC2 Charterwalk Shopping Centre 
2. RC1 Pioneer Place development 
3. RC3-5 Public Realm improvement, subject to 

securing funding
4. RC3-4 Refurbishment of external frontages and 

shop fronts on St James’ Street/Standish Street, 
subject to securing funding

5. MSCP Car Park (subject to demand)

Change in the Retail Core will begin at the 
Charterwalk Shopping Centre with the demolition 
of the former cinema block and open market and 
re-configuration of retail units around Market Square 
to create new shop frontages and market access. 
These are committed projects for the Council and 
Addington Capital, expected to commence in early 
2019.

Maple Grove has now been appointed as developer 
partner for Curzon Street, which is expected to 
include a multi-screen cinema, restaurants, public 
plaza, shops and a 125 space car park. Projects 
RC3-5 complement this large scale investment with 
improved public realm on nearby streets. This work 
will be Council led, but subject to securing funds. 
Phase 4 seeks to deliver improvements to frontages 
on key retail streets. Again, this will be subject to 

ECONOMIC BENEFITS

353 NEW JOBS* 
Retail: 134

Leisure: 219

£11.38 million
GVA* (£/year from jobs)

Retail: £5.19 million

Leisure: £6.20 million

£1,356,075 RENTAL RETURN* / 
YEAR 

Retail: £513,525

Leisure: £842,550

Revenue (MSCP): £379,731

£633,717 BUSINESS RATES* / YEAR
Retail: £ 239,979

Leisure: £393,738

15,915 m² FLOORSPACE* (GIA)
Retail: 2,505 m²

Leisure: 4,110 m²

MSCP: 9,300 m² (358 spaces)

*From RC1 Pioneer Place new development.
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Context
The area is relatively complete so opportunities 
for enhancement will lie in further renovation, 
re-use and improvements to historic properties 
including more intensive use of upper floors either 
for residential or upgraded office accommodation 
and ground floors for retail and leisure uses with 
enhanced shop fronts and signage. There is scope 
for new high quality development around Place de 
Vitry (William Thompson Site). 

Masterplan Projects 
VC1 William Thompson development site
There is potential for the development of the 
existing surface car park for a new commercial or 
civic use, which could include new Grade A office 
accommodation and / or a new civil justice centre 
replacing the current Combined and Magistrates 
Courts. Any development to this site must 
complement the surrounding Conservation Area and 
include enhancements to the Place de Vitry. 

VC2 Burnley Mechanics
The proposed refurbishment of the theatre will 
enhance the condition of the building and its cultural 
offer. The project includes a new roof and the 
opening up of unused space to reintroduce training 
and education space. 

VC3 Renovations & changes of use
Proposals to renovate under-used property 
within the Victorian Core, including proposals to 
replace and renew shop fronts and signage will 
be supported, provided the proposals preserve 
and enhance the character of the area and the 
streetscene. Particular properties identified include 
the former Post Office on Hargreaves Street, 
former Burnley Council offices on Nicholas Street 
and Parker Lane, the former Technical School on 
Elizabeth Street, and commercial properties more 
generally on Manchester Road and Hammerton 
Street. 

VC4 Empire Theatre
The Empire Theatre is a Grade II listed Victorian 
theatre, which has been vacant for over 20 years 
and fallen into a state of advanced dereliction. The 
building is in multiple ownerships including the 
Duchy of Lancaster. The original entrance to the 
Theatre is via No. 119 St James Street which has 
planning permission for A3 use. No proposals to 
restore the main building have been received from 
the building’s owners.

The first stage of a viability study concluded 
that there is insufficient demand to support the 
operation of the Empire as a theatre, but identified 
various strands of activity for the venue, including 
it becoming a music / nightclub venue, project 
space for independent artists, rehearsal space, and 
a training stream for potential live production and 
special effects. The Stage 2 report considered the 
feasibility of developing a model to support these 

activities and different scenarios for the building. 

There are significant challenges to achieving 
a positive outcome for the building, given the 
multiple ownerships, costs, funding availability 
and the degree of dilapidation. Therefore, other 
options, including re-development should also be 
considered. 

Any development proposal will be considered on 
its merits, balancing the requirements of both the 
Environment Agency and Historic England. The 
site’s central urban location would make it suitable 
for a number of Town Centre uses. The site area 
available for development would be approximately 
640 m2, which over 4 floors would yield 2,560 m2 of 
floorspace. Compatible uses would include office, 
retail, and leisure.

VC5 Manchester Road
Manchester Road is one of the grandest streets 
in the Town Centre, providing the link between the 
train station and the Retail Core and the setting to 
the Town Hall and Mechanics Institute. The width 
of the carriageway is generous in relation to vehicle 
flows and it is therefore feasible that road space 
could be reallocated to pedestrians, whilst still 
permitting the needed vehicle access for servicing, 
parking, and other valid access needs. 

Works to reclaim space for pedestrians and create a 
more pleasant public realm to create spill out space 
for local cafes / restaurants, the creation of a raised 
table junction with Hargreaves / Grimshaw Street, 

and a shared surface public space in front of the 
Town Hall and Burnley Mechanics, through which 
traffic would pass. Given the status of this street and 
its conservation area setting, public realm materials 
should be of the highest quality. 

Refurbishment works to external frontages and 
shop fronts along Manchester Road are to 
be encouraged, so long as the proposals are 
sensitive to the Conservation Area. Good quality 
improvements to shop fronts and businesses within 
this area, by restoring them to their original design, 
would further enhance and promote the Victorian 
Core.

A major occupier within VC5, on Manchester Road, 
is Lancashire County Council at Chaddesley House, 
a 1960s office building with a small surface car park 
to the rear. This site occupies a premier location 
opposite the Grade II* listed Burnley Mechanics 
Theatre and Grade II listed Town Hall. It is currently 
fully occupied by the County Council and there are 
no known plans to vacate the building, however, 
a longer term strategy to refurbish the site could 
be considered. Any future plans for this site must 
take account of the constraints posed by the River 
Calder which runs under Chaddesley House and 
through the site, whilst also complementing the 
surrounding Conservation Area.
 

Victorian Core Intervention Area
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VC6 Hargreaves Street & Grimshaw Street 
Public Realm
Hargreaves and Grimshaw Street form a strong 
linear corridor to the Place de Vitry and a setting for 
a mix of uses. In a similar manner to Manchester 
Road there is scope to reclaim space currently used 
as road carriageway for pedestrians and to upgrade 
the quality of the public realm to a quality fitting its 
conservation area status. This could also include a 
raised table / shared surface along the Parker Lane 
frontage to the Place de Vitry to better integrate this 
square into the wider pedestrian network. 

VC7 St. James’s Street West Public Realm
Public realm interventions to St James’ Street 
West should include works to widen footways, 
upgrade paving materials, and introduce new 
street tree planting. This will extend the high quality 
environment completed on St. James’s Street, 
providing an enhanced setting for independent 
traders and improved pedestrian links to the 
Canalside. 
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Key Project: Place de Vitry
The site of the former William Thompson leisure 
centre extends to 0.6 hectares and is wholly 
owned by Burnley Borough Council. It is regularly 
shaped, generally level and located at the corner of 
Centenary Way and Red Lion Street. Currently used 
as a surface car park, it is identified for a new office 
/ civic use.

Use
The site addresses the Place de Vitry and is an 
opportunity to develop a very prominent site with 
prestigious landmark offices in the Victorian Core.

The emerging Local Plan identifies the site as 
primarily suitable for office development (use 
classes B1 and A2), with ancillary leisure (use class 
A3 Restaurants & Cafes). The site is capable of 
accommodating a number of development options, 
ranging from one large Grade A office building to 
a series of office buildings, potentially with ancillary 
leisure uses on the ground floor to address the 
Place de Vitry.

There is also potential for the site to accommodate 
a new law courts complex as replacement for the 
existing Magistrates Court and Combined Court 
should such a need emerge.

Visualisation of William Thompson site, showing proposed office development and expansion of the Place de Vitry


