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Infroduction

This Planning Statement has been prepared by NJL Consulting, This Hearing Statement
has been prepared by NJL Consulting (NJL) on behalf of Peel Land and Property
Investments PLC (Peel) in relafion to the Examinatfion of Hyndburn's Local Plan
(Strategic Policies and Site Allocations). Peel owns the Hyndburn Retail Park (formerly
known as The Peel Centre), Whitebirk and this hearing statement is in response to

Matters Issues and Questions associated with the site.

This statement relates to Matter 2 and only covers those issues which we wish to
comment further on at this stage, in direct response to the Matters Issues and Questions
(MIQs) document issued by the Inspector. However, we reserve the right to provide
additional comments on any matter should the Council submit additional evidence or

information.

Peel own and manage Hyndburn Retail Park, on Whitebirk Drive which lies within the
administrative boundary of Hyndburn Borough Council. Considering their interest in the
Borough, NJL have previously submitted representations on behalf of Peel, through the
‘Call for Sites’ exercise (February 2017) and Site Allocations Consultation Paper exercise
(April 2018), both as a retail/leisure facility and a location for uses complementary to
the wider Whitebirk employment area. They since submitted further representation to
Regulation 18 and 19 stages in 2023 and 2024, the most recent representation from

2024 is appended to this statement.

Nick Lee, Managing Director at NJL Consulting will be appearing at the relevant

hearing session on Tuesday 16th September.



2. Hearing Statement — Matter 2 The Vision and Spatial Strategy

Issue 2.2: Has the Plan been positively prepared and is it justified, effective and
consistent with national policy in respect of its policies and proposals for individual

local plan areas in Hyndburn?

Policy SP31 Rishton and Whitebirk - Question é: What is the justification for the 40%
restriction on non-bulky retail and/or supporting ancillary uses at Hyndburn Retail

Park?

2.1 The background evidence base for the emerging retail policies is through a Retail Study
published in 2016 and therefore is significantly out of date when considering policies
that would be adopted 10 years later. Utilising this report as a basis of establishing
impacts upon town cenfres and recommendations for policy positioning needs to be
fully considered through the Examination as to ifs relevance and/or ability to justify the
Council's position given the evolving nature of retail and what has occurred in the

intervening period at Hyndburn Retail Park.

2.2 Whilst we have concerns regarding the relevance of the baseline retail data, we have

responded to the relevant questions posed through the MIQs.

2.3 Peel welcomes the recognition that Hyndburn Retail Park can perform a mixed and
varied retail and leisure role, including bulky and non-bulky retail uses along with other
supportive uses, all of which will support the attractiveness of emerging development

around the retail park.

2.4 It is unclear how the figure of 40% has identified from as the suitable threshold nor is it
clear whether that is regarding floor space, gross internal area or net area. It is also
unclear within the wording as fo what is considered as ‘non-bulky retail’ or ‘ancillary
uses' and clarification as to what the Council specifically mean by this would be

welcomed.

2.5 The Council's Retail Study (2016) does not recommend a 40% restriction. Instead, it
concluded that while the retail Park is the Borough's largest retail warehouse location,
accommodating bulky goods and some non-food uses, its impact on Accrington town
centre can be effectively managed through the NPPF sequential and impact tests
(Retail Study 2016, paragraphs 6.2 to 6.6, 7 and 11 to 7.18). The Study did not suggest
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2.7
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2.9

the need for fixed floorspace caps but emphasised that future development at the

retail park should be considered case-by-case, using NPPF standards.

The wording at present appears as an arbitrary response to its suggested ‘out of centre’
location with no strong evidence base to support this wording and does noft reflect the

on the ground, current position.

From our latest review of the retail park as of August 2025, in total there are 16 units
available and, of these 16, 10 are considered to be away from the traditional bulky

goods position as detailed below.

Therefore, the park is already above the 40% restriction proposed all with planning

permission tested and deemed be acceptable development in planning terms.

On a size basis, the sgft coverage of non-bulky to bulky goods, only 67,676 sgft of the
total floorspace of 232,317 sgft retains its bulky goods position which is 29%. As such, the

retail park is well over the 40% restriction for non/bulky and ancillary uses with no

demonstrable harm towards fraditional centres. On the contrary, as evidenced in our
submissions as appended to this document, both Blackburn and Accringtfon have, and
continue to receive significant new investment and attract occupiers of all types to

their centres.

OPERATOR GOODS CONTROL TRADTIONAL SQFT
BULKY GOODS

CURRYS Bulky Goods Yes 20,100

SOFOLOGY Bulky Goods Yes 10,068

CLUBHOUSE PADEL Leisure No 22,848

HOME BARGAINS Non Bulky Goods No 25,612

JD GYMS Commercial/leisure  No 25,612

JD SPORTS SHOP Clothes/Sports No 5,679
Goods

B&M Bulky/Non Bulky No 25,000
Goods

THE FOOD WAREHOUSE | Food No 14,321

SMYTHS TOY STORES Bulky/Non Bulky No 15,000
Goods

WREN KITCHENS Bulky Goods Yes 7.500

FARMFOODS Food No 10,000

DREAMS Bulky Goods Yes 10,000
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COSTA
ALDI

SCS
HOWDENS
TOTAL

Additio

Restaurant No 1,800
Food No 18,768
Bulky Goods Yes 10,008
Bulky Goods Yes 10,000
232,317

nally, and of relevance to these representations, following detailed evidence-

based application submissions, Hyndburn Retail Park has been considered by the Locall

Plannin

g Authority, as a suitable location for a diversified range of retailers and other

complementary uses and for additional retail floorspace since the Retail Study was

published. Within the last 10 years, the following developments for alterations to unit

sizes, addifional floorspace, amendments to the permitted range of goods and

additional uses have been approved, those of note are as follows: (this is not an

exhaustive list)

Unit 1 (North): 11/25/0151 Modification of s.106 Agreement at Unit 1 Hyndburn

Retail Park to allow for a Padel Tennis operator to trade - Approved in July 2025

Unit 3: 11/24/0351 Unit 3 Modification of s.106 Agreement at allow for Farmfoods
to to frade — Approved in March 2025

Unit 8: 11/21/0655 External and internal alterations with associated works, to

enable the formation of up to 3 units — Approved December 2022

Unit 5: 11/21/0487 Planning Obligation Modification & 11/21/0634 storage

mezzanine to allow JD Sports to frade — Approved June 2022

Unit T (South): 11/19/0016 Relocation of the existing subdivision within Unit 1,
change of use of the remodelled Unit 1B from Use Class A1 (retail) fo Use Class
D2 (assembly and leisure), and installation of a mezzanine floor — Approved July
2019

Unit 1 (South): 11/19/0024 Planning Obligation Modification to Section 106

Agreement to enable Home Bargains to frade — Approved June 2019

Pod unif: 11/17/0008 Erection of A3/AS drive through restaurant for Costa
Coffee — Approved May 2017

Replacement Unit 2: 11/15/0430 Erection of Aldi foodstore to replace former

Focus DIY and Carpetright units — Approved April 2016
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2.14

2.15
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The key point to note is that over the last ten years, Peel and the Council have worked
together successfully resulting in a range of proposals being permitted which have
enabled the retail park fo evolve and diversify. The changes occurring have never had
any demonstrable harm arising. As such, we firmly believe that there is no justified

reasoning that the policy should confinue to require such restriction.

Despite the contfinued success of this thriving commercial destination, attention must
be paid to the increasing complexities of the challenging retail market. Changes in
shopping behaviours represent a significant threat to all retail centres, including those
as successful as Hyndburn Retail Park. The site owners recognise this and have engaged
with the EIP process to explore the future potential of the site, to consider how to
proactively address these challenges, and to ensure the Park can sustain its full
contribution to serving local communities and the Hyndburn economy long into the

future.

Each time Peel have had to seek changes to goods controls, this has resulted in a
lengthy process, often with the Council seeking external scrutiny. This has impeded Peel
in re-letting units, and these have usually ended up vacant for periods of fime whilst this

process has been undertaken.

This has inevitably had a negative outcome in terms of economic impact as it has
meant that incoming new tenants have been slowed down (often by well over 12

months) in occupying premises and employing people accordingly.

It is notable that the retail park extent is well defined and limited in scale and therefore
there is only a finite number of opportunities that could be delivered. There is no means
to expand the retail park outside of its’ current boundaries. Hence, there is no dramatic
outcome that may arise from designation as a centre leading to significant new

development beyond the boundaries.

It is clear from previous applications on the site to support alternative uses at the retail
park that there has always been support for them by the Council and any retail impact
assessments have always been deemed as having no impacts upon surrounding
centres. We detailed at length during previous representations, as appended to this
statement, that the shiff away from bulky goods has not prevented inward investment
to nearby centres and it is clear that the retail park and the more traditional centres

can perform and grow concurrently with no negative consequences.

As established through our separate Hearing Statement to Matter 4 (Economy and

Town Cenfres), we believe that there is a strong case that the retail park should be
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acknowledged within the centre hierarchy as a district centre and therefore not

requiring of sequential and impact tests.

Our proposed change to this policy would establish a long-term vision, which will offer
clarity on the opportunities that exist for enhancement and provide a supportive basis
on which to advance significant investment decisions. It seeks to re-position the Park in
the evolving retail and leisure market, allowing it to be versatile and responsive to
contextual change. Some of these changes may take time to be delivered, but it is

essential for the owners to be able to plan with confidence and appropriate flexibility.

Question 7: Does the supporting text need to be amended to recognise that Hyndburn

Retail Park is not simply or solely an ‘out of centre’ retail facility but provides a

complimentary function adding to the commercial attractiveness of the planned

employment allocations?

2.19

2.20

Yes. The current supporting fext underplays the established role of Hyndburn Retail Park.
It is a successful retail and leisure destination that complements, rather than
undermines, the Borough's fown cenftres. Ifs strategic location adjacent to the
Whitebirk employment allocations means it plays a key role in the Mé5 corridor,
strengthening the attractiveness of the area for business and investment. We have
detailed at length through previous representations, as appended to this Hearing
Statement, how the context of the site has changed over the last 10 years and how it
will confinue to evolve as the emerging allocations are delivered o the eastern side of

the site.

Acknowledging this complementary function would ensure alignment with the Plan’s

economic strategy (Policy SP4) and make Policy SP31 more effective.



3. Proposed Development

Policy/Paragraph: SP31 - Point 5

Proposed Modification:

3.1 “The Council will support Hyndburn Retail Park Peel-Centre{Whitebirkl as a &
predominantly-bulky—goods retailing destination in the Borough, fo complement the
role of Town Centres and Local Cenfres in Hyndburn and Blackburn with Darwen. Nena

Justification:

3.2 The 40% restriction on non-bulky retail is not supported by proportionate evidence and

is therefore not justified (NPPF para 35).

3.3 Recognising Hyndburn Retail Park's complementary function ensures consistency

between employment and retail policies (SP4, SP31).
Policy/Paragraph: Supporting text to SP31 (para 10.71)
Proposed Modification:

3.4 Hyndburn Retail Park—The—Reel-Cenire will be supported to retain ifts status as a
predominantly-bulky-goodsretailing destination in the Borough. Whilst-the-Council-will

different-regsons—thanthey-would -be -drawntotown-centres: Out of cenfre retail

destinations should complement the Town Centres and Local Centres in both Boroughs

of Hyndburn and Blackburn. Te-this-end, no-meore-than-40%of thetotalfloorspace-on

Justification:

3.5 It provides a balanced description of the Retail Park’s role.



3.6 Acknowledges its retail hierarchy significance while ensuring town cenftre vitality is

protected.
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Conclusion

This document has been prepared by NJL Consulting on behalf of ‘Peel Land and
Property Investments PLC' in response to the forthcoming Examination in public. On
behalf of Peel, we have made a number of suggested changes to the ongoing Local

Plan preparation.

We believe that there is a real opportunity fo consider this whole area on a more joined
up basis to create a more sustainable planning outcome. There are opportunities to
link recent and proposed developments in transport terms, and to recognise more
accurately the role that the Hyndburn Retail Park plays now and how it can be further

enhanced in the future.

Our previous representations have considered a number of ideas with regard to how
the retail park should be considered. It is logical, now that development at Frontier Park
is nearing completion, and in considering how accessibility should be further taken
forward in the wider area, to review this further. Given the increased scale of
development very close by, it is more appropriate to consider it as a Tier 3 District
Centre as this would more accurately reflect its standing in the hierarchy and its role
and function; as well as anticipating how the Local Plan allocations themselves will

enhance that role over time in any event.
Therefore, in summary, the Local Plan should:
. Be fully aligned with the suggested modifications;

o Recognise the potential for additional flexible retail, leisure, and other

supportive uses at Hyndburn Retail Park; and

o Create a policy approach which recognises the role of the retail park in
meeting local demand for well-located and sustainable facilities in this area of

the borough.

Therefore, the retail park presents a clear opportunity to promote the most sustainable
patterns of development (for example, the promotion of linked ftrips) by grouping
supporting uses together in a broad area, rather than providing facilities in a sporadic

way on individual smaller opportunity sites.

Overall, Peel supports the general ‘direction of travel’ but consider that amendments

are required for the Plan to be effective and to respond to the evidence base and
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then set frameworks which enable sustainable patterns of growth. In particular, the Plan
should ensure the full range of retail, leisure and other supportive uses can be delivered
at the park and thereby meet existing and future demand (as accepted in the

consultation Plans.)

We remain concerned that the plan downplays planned economic growth
opportunities, particularly those linked to this area of the borough and how retail
policies can betterreflect the changing landscape through this Development Plan and

the neighbouring Blackburn Local Plan.

The retail park is in a sustainable location within the heart of the urban areaq, close to
existing and proposed large scale residential and employment locations, which it will
be at the centre of. Therefore, the retail park presents a clear opportunity to promote
the most sustainable patterns of development (for example, the promotion of linked
frips) by grouping supporting uses together in a broad area, rather than providing

facilities in a sporadic way on individual smaller opportunity sites.

We trust the above comments can be considered appropriately and we welcome the

opportunity fo discuss this in more depth af the Examination hearing.
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Introduction

We write on behalf of our client, Peel Land and Property Investments Plc (‘Peel’), the
owners of Hyndburn Retail Park (formerly known as The Peel Centre), Whitebirk, in
response to the Hyndburn Local Plan Consultation Submission Stage. The below image

shows the location of the site.

Figure 1: Hyndburn Retail Park

These representations should be read in conjunction with and addition to those
submitted by us in February 2017, April 2018, April 2019, and January 2023 as part of the

previous consultations undertaken by Hyndburn Council.

Peel have owned Hyndburn Retail Park for many years and have contfinued to invest
in the retail park throughout that time. It has become recognised as a key retail facility
in the Hyndburn / Blackburn retail hierarchy, fulfilling a vital role in terms of shopping
needs. Over time the types of occupiers have evolved to include both food (Aldi,
Iceland), alternative bulkier non-food occupiers (such as Smyths Toys), large format
variety retailers (Home Bargains and B&M) and supporting food and drink uses (Costa),
as well as commercial leisure use (JD Gyms). Retailers have also changed their own

formats, which often require a blend of ranges and types of goods within their premises.

Peel believe that there is a real opportunity to consider the whole Whitebirk/Greenbank

area on a more joined up basis to create a more sustainable planning outcome. There
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are opportunities to link recent and proposed developments in fransport ferms, and to
recognise more accurately the role that Hyndburn Retail Park plays now and how it

can be further enhanced in the future.

At a procedural level, Hyndburn Retail Park is referenced throughout this policy and
beyond as ‘The Peel Cenfre’. This name should now be removed and replaced with

Hyndburn Retail Park which is now the name used by Peel for marketing and wider uses.

These representations go on to identify concerns with the ‘soundness’ of the emerging

Plan, particularly where it relates to retail hierarchy.

We wish fo remain involved in Local Development Plan preparation, so the Plan is
genuinely effective and deliverable. To be clear the representors do not come from a
position of simply objecting to emerging policies, rather they are seeking to ensure that

policies are fully justified and deliverable.

Policy Context

Section 3 of the NPPF sets out the Government’s requirements with regards ‘Plan
making'. Paragraph 16 states that plans should inter alia: a) ‘be prepared with the
objective of contributing to the achievement of sustainable development; b) be
prepared positively, in a way that is aspirational but deliverable; d) contain policies
that are clearly written and unambiguous, so it is evident how a decision maker should
react to development proposals; and f) serve a clear purpose, avoiding unnecessary

duplication of policies that apply to a particular area.’

Paragraph 31 onwards confirms the requirements of the Framework with regards
preparing and reviewing plans and clearly states: ‘The preparation and review of alll
policies should be underpinned by relevant and up-to-date evidence. This should be
adequate and proportionate, focused tightly on supporting and justifying the policies

concerned, and consider relevant markeft signals.’

In terms of the examination of local plans, paragraph 35 confirms plans are ‘sound’ if

they are:

o a) ‘Positively prepared — providing a strategy which, as a minimum, seeks to
meet the area’s objectively assessed needs, and is informed by agreements
with other authorities, so that unmet need from neighbouring area is
accommodated where it is practical to do so and is consistent with achieving

sustainable development;
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o b) Justified — an appropriate strategy, taking info account the reasonable

alternatives, and based on proportionate evidence;

o c) Effective — deliverable over the plan period and based on effective joint
working on cross boundary strategic matters that have been dealt with rather

than deferred, as evidenced by the statement of common ground; and

. d) Consistent with nafional policy — enabling the delivery of sustainable
development in accordance with the policies in this Framework and other

statements of national planning policy, where relevant.’

NPPF Paragraph 119 where it stated that planning policies ‘should promote an
effective use of land in meeting the need for new homes and other uses, while
safeguarding and improving the environment and ensuring safe and healthy living

conditions’. Furthermore, paragraph 120. makes clear that planning policies should:

o c) give substantial weight to the value of using suitable brownfield land within
seftlements for homes and other identified needs, and support appropriate
opportunities to remediate despoiled, degraded, derelict, contaminated or

unstable land;

. d) promote and support the development of under-utilised land and buildings,
especially if this would help to meet identfified needs for housing where land

supply is constrained, and available sites could be used more effectively.

Report Structure

These representations have been prepared having regard to the requirements of the
NPPF as a whole and particularly in respect of the specific paragraphs referred to
above. This document is set out in the following sections:

1. Infroduces the need for these representations;

2. Overview of the evidence base showing wider context and positioning of the

retail park against existing and planned growth;
3. Reviews the site context and planning history;
4. Provides commentary on relevant policies; and

5. Conclusion.
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Wider Context

Whilst situated within Hyndburn, the catchment for the Retail Park crosses over the local
authority boundary into Blackburn with Accrington Town Centre and Blackburn Town
Centre being the primary locations to review and consider the implications of a

potential wider retail offering at the site.

As detailed below, significant investment in recent years and planned future growth,
leads the retail park to now perform a much more sustainable role than ever before as
a centre for that area, with significant linked trips associated with people working

nearby, as well as within the wider area.

The below image shows the site at the very heart of the wider growth area including
an allocated strategic housing site (H195) (orange boundary), primary employment
area (green boundary), emerging employment allocations (EMP 4, 5 and 6é) (red
boundary), Frontier Park (blue boundary) and the Whitebirk Estate regeneration area

(yellow boundary).

FlyndburnRetail Park
N

g

Figure 2: Existing and Planning Growth

Positioning in relation to existing and planned growth

Existing Growth Areas
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The regionally important ‘Whitebirk 65’ (Frontier Park) Strategic Employment Site, to the
south of the retail park, has planning consent for over 1,000,000 sgft of employment
floorspace with a modest amount of ‘amenity’ type floorspace (including food and
drink uses) and is being built out. During one of the first phases, a new service stafion
near Junction 6 of the Mé5 with a BP peftrol station with retail units opened in September
2018.

Figure 3: Frontier Park Masterplan

The Frontier Park development alone could create 1,900 new jobs which in turn could
generate additional employee led retail and leisure expenditure of approximately
£4.5m (based on VISA Europe data which indicates employees typically spend up to
£2,400 per annum on before work, lunchtime and after work retail purchases and
associated activities). This is in addition to existing unmet local employee expenditure
from current employment areas in Whitebirk and adjoining areas such as Greenbank,

and Whitebirk employment sites.

In the case of Hyndburn Retail Park, it's location so close to Frontier Park and as detailed
below, emerging allocations under Hyndburn's Local Plan (EMP 4, 5 and 6), in addition
fo other extensive long-standing employment and residential areas promoted through
Blackburn Councils Local Plan means it is the ideal location in which to concentrate

such facilities alongside bulky goods retail operators.

Blackburn Local Plan and Blackburn Growth Axis



The Blackburn with Darwen Local Plan 2021-2037 was adopted in January 2024 and
sets a clear strategy for bringing land forward to address objectively assessed needs in
line with the presumption in favour of sustainable development. The plan has a series
of key aims and direction of development and is detailed further on the key diagram

(Figure 7) below:

. The Blackburn Growth Axis: an economic framework linking strategic

development sites and key growth corridors across the Borough and beyond;

. The Darwen Town Investment Plan: a series of major improvements for Darwen

supported by the Darwen Town Deal;

o A North East Blackburn Strategic Housing Site: a new neighbourhood on the

edge of the town;

. A South East Blackburn Strategic Employment Site: to attract jobs and

investment at a key motorway location;

. Blackburn Town Centre Major Development Sites: a unique opportunity to boost

the vitality of Blackburn fown cenfre; and

o The Infrastructure Delivery Plan: an important series of interventions to improve

infrastructure for all, such as roads, schools and health facilities.

Housing Growth

1 To Clitheroe et

] . Empiayment Growth
' Sites (>1ha)

[ Mixed Use Growth
1 Sites (>1ha)
Housing
Commitments (»1ha)

V7 Employment
Zﬁ Commaments (>1ha)

To Samlesbury
Enterprise Zone
(& Preston)

Blackbum Growth
To Accrington, Aus

Burnley & Leeds Darwen Town
Investment

Pian Boundary
Existing Employment
Areas
Pm-yEnwnenl
"* s«ma-y Employment

Other I.mr Plan Policies

Safeguarded Land

Blac burn  © oy

* Key Infrastructure
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<
E\c

ox’ ‘ A
,. . l“.\ ll

@ Pupil Place Provisions
........ Major Road
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- £ Town Cantre
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e Town Centre
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.
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Figure 4: Key Diagram (Blackburn Local Plan 2024)
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Figure 7 sets out the key spatial principles and ideas set out in this Local Plan and
demonstrates the retail park’s location within this context and shows how the site

(marked with a blue cross) will be effectively surrounded by planned growth.

Under the Local Plan, Blackburn Council has promoted an economic framework of
strategic and local development sites and opportunities that link the Mé5, key growth
corridors and Samlesbury Enterprise Zone, a future economic driver of the Borough, with

Blackburn Town Cenfre.

Figure 5: Blackburn Allocations Plan (Adopted 2024)

A strategic urban extension (Roe Lee and Little Harwood and Whitebirk, shaded in
orange in Figure 8) is within close proximity of the retail park. It is a large allocation site
which would provide approximately 1,500 new dwellings one mile from the application
site (H195 - North East Blackburn Strategic Housing Site). It is detailed that 690 residential

units are to be delivered within the plan period with 810 units beyond.

A development of this size could generate a retail expenditure per annum amounting
fo circa £40,000,000 which is a significant increase and can be supported by a well-

placed retail offering.
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Within the Primary Employment Area (shaded blue on the proposals map in Figure 8),

there are additional employment sites being delivered as follows:

o Site Ref. E242 Land off Phillips Road - expected to deliver 13,043 sgm B Use Class
and 843 sgm E Use Class.

. Site Ref. E237 Land to SE of Lower Phillips Road — expected to deliver 11,112 sgm
B Use Class.

. Site Ref. E238 Brentwood House, Whitebirk Ind Estate - expected to deliver 985

sgm B Use Class.

o Site Ref. E236 Land off Greenbank Road — expected to deliver 14,223 sgm B Use

Class.

o Site Ref. E230 Plot 1 Vacant Land fo the corner of Challenge Way and

Blakewater Road — Expected to deliver 1,112 sgm B Use Class.

o Site Ref. E235 Land adj Challenge Way, Glenfield Park - expected to deliver
3,930 sgm B Use Class.

These employment allocations will deliver circa 44,405 sgqm or 477,971 sgft of additional
floorspace and an additional 1,000 new jobs which in turn would generate additional

employee led retail and leisure expenditure of approximately £2.4 million per annum.

It is again clear that there is significant growth planned for the surrounding area with
Hyndburn Retail Park having a centred position to serve these areas, the additional

residents and significant employee growth.
Whitebirk Estate Regeneration

Alongside new employment and housing developments promoted through Hyndburn
and Blackburn development plans, it is key to note the intentions associated with the
nearby Whitebirk Estate.

Together Housing Group own and manage nearly 8,000 residential properties in
Blackburn with Darwen, with some 1,300 of these located across two residential estates
at Shadsworth and Whitebirk to the east of the town cenfre. Working with its
development partners, Place Capital Group, Together Housing Group has carried out
a comprehensive appraisal of the estates to understand challenges and opportunities
presented in realising a sustainable future for these areas and are now actively

promoting regeneration in this area.
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THG's regeneration proposals will realise a new future for the estates, contributing a
significant capital investment in the estates to address some of the long standing
environmental, economic and social challenges which are evident across the areas

whilst providing new properties and improving existing properties.

The overarching Development Agreement is to regenerate the 440-unit housing estate
with new homes, targeted demolish and rebuild, improved public realm, new park and

community centre.

Figure 6: Whitebirk Housing Estate

The regeneration of this area will bring new homes and residents back into the area
which again highlights the changing landscape of the area surrounding Hyndburn

Retail Park and how it will function as a central location for retail and related services.
Emerging Hyndburn Local Plan Allocations

The emerging Local Plan, as detailed later in this representation, also proposes
substantial additional employment allocations (sites EMP4, 5 and 6) which will add

further critical mass to the commercial employment area clustered around Mé5
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junction 6, with the result that the retail park will be surrounded by substantial

development on all sides.

Figure 7: Emerging Local Plan Employment Allocations

Impact on Inward investment

Considering the proposals outlined within this representation and ifs impacts upon
nearby towns, areview of existing and planned investments within nearby town centres
has been carried out to assess whether the suggested revision to the retail park’s
positioning in the hierarchy would have a significant adverse impact upon retailer

investment into these areas.

As detailed within the following paragraphs, there is clear investment being made in
the town centres at a level that should be considered significant when balancing the

potential for impacts from a wider retail offering at Hyndburn Retail Park.
Accrington Town Centre

In January 2022, Hyndburn approved the Accrington Town Cenfre Investment Plan
(TCIP) which is to be used to generate future investments, bid for funding, and steer
Hyndburn Borough Council. It is estimated to take shape over the next 10 — 15 years
and, when complete, will fransform the local economy through supporting new jobs
and increasing footfall. To date, Hyndburn has received the following funding which

will be utilised to ensure continued investment into the town:



. Hyndburn's Levelling Up Fund: £23 million (including HBC and LCC maftch
funding)

o Lancashire County Council’s £50 million Levelling Up Fund (Hyndburn indicative

allocation): £15 million

. UK Shared Prosperity Fund: £3 million

2.24  The investment is ongoing and will continue to be delivered until 2027.

Town Centre Stakeholder Town Centre Partnership Public polling and National Lottery Heritage Joint meeting with
Group created Board created survey Trust Fund expi i i | Lottery itag
of interest submitted Fund and Historic England

May May August September October

January

Town Centre
Investment Plan
approved by full

council

February
January December July May March Acquisition of Burtons
Levelling Up Fund bid UK Shared Prosperity Levelling Up Fund bid Historic England Changing Places Chambers freehold
successful Fund bid success submitted Places Panel Visit funding bid successful
m----zozs ------ 2026 - -+ - 2027 - =
1 1 1
. Implementation of National Lottery
September October January April TBC Heritage Fund delivery stage if
Mational Lottery Heritage ‘Long-term Plan National Lottery Levelling Up Delivery phase of successful
Fund bid submitted. for Towns’ funding Heritage Fund interventions to National Lottery

announced development phase be completed  Heritage Fund to be
successful submitted

Figure 8: Accrington Town Centre Investment Plan Timeline

2.25 When considering specific projects that are to be delivered within the town, the
following are of significance and will confinue to establish investor confidence in

regenerating the town:

. Accrington Market Hall, which will be refurbished and fransformed into a food
and drink destination for local people and to welcome visitors from across the
county. Planning approval was granted in January 2024 for the first of the

applications required to deliver the £70m scheme.

. Burtons Chambers building, opposite the Town Hall and Market Hall, which will
be restored to become a co-working space for local people to work from and

for businesses and events.

o Market Chambers building, next to Burton Chambers, which will be refurbished
and repaired, aiming fo transform it info a cultural, arts and heritage venue

moving forward.
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Blackburn Town Centre

Blackburn has received support from the government with £20m from the levelling up
partnership. This takes the total fo more than £125m and at the heart of the bid for this

franche is £8m to renovate King George's Hall — part of Blackburn's £50m cultural

quarter.
In recent years, Blackburn has secured the following funding to invest into the town:

. £20m of levelling up funding for a new skills, education, and cyber zone- part
of the £250m Blackburn tfown centre masterplan — the largest fown centre
regeneration scheme of ifs type in the whole region on the former Thwaites site.

. £20m of levelling up funding for fransport links in and around Haslingden Road,
including much needed improvements to J5 of the Mé5

. £8m through the Youth Investment Fund to fransform facilities for children and
young people across the borough — the most awarded to any one place in the
country last summer.

o The government has also announced £116m of new funding for transport
priorities across the borough.

Summary
It is key to Hyndburn's aspirations that sustainable growth is directed to key locations.

The site at Hyndburn Retail Park is ideally positioned to contribute towards the
established and planned growth through both Hyndburn's Local Plan and adjacent

within Blackburn.

The above paragraphs detail the level of on-going and planned investment into
nearby town centres and consider the amendments as suggested below to the

positioning of the site within the retail hierarchy as to have limited impact.
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The Site

Site Context

The representations are made in the context of Peel's ownership of Hyndburn Retail
Park an established retail location in the borough which, owing to the location
adjacent to major existing and planned employment growth locations and residential

areas, can support the sustainable expansion of this area of the borough.

The retail park now accommodates a mix of retailers which includes SCS, Wren
Kitchens, Sofology, Dreams, Curry’'s, B&M Home, JD Sports, Smyths Toys, Food

Warehouse, Aldi, Home Bargains, JD Gyms, and Costa.

Figure 9: Site Plan

Previous representations have established the need for co-located complementary
services and facilities in areas of existing and planned growth, in order to encourage
sustainable patterns of travel and economic growth. In this case, this means planning
positively at the retail park for convenience as well as comparison retail floorspace,
food and drink uses, health and fitness and leisure facilities, so the uses can support said

employment and residential uses and their future planned growth.
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Providing the opportunity for these supportive uses to be close to extensive and
growing working and residential populations will lead to more sustainable patterns of
long-term growth. This, in turn would allow those who work or live nearby in the area to
benefit from a wider choice of locally accessible services which would increase the
attractiveness of the growth areas to potential occupiers. It is also inherently more
sustainable to locate new retail and leisure facilities close to existing provision (rather
than in standalone new locations) in order to maximise the benefits of co-location,
particularly where this can serve major residential and employment growth in an

accessible location.

This is particularly relevant in Hyndburn with the planned (and ongoing) release of land
along the Mé5 corridor and Blackburn Councils recent allocation of significant

employment and housing land in close proximity to the site.

The site is not subject to any statutory designations (such as listed buildings or
conservation designations) and there are no locally sensitive uses. The site is
predominantly in Flood Zone 1 and therefore at the lowest risk of flooding, as shown on

the Flood Map for planning.

Planning history

Additionally, and of relevance to these representations, following detailed evidence-
based application submissions, Hyndburn Retail Park has been considered by the Local
Planning Authority, as a suitable location for a diversified range of retailers and other
complementary uses and for additional retail floorspace. Within the last 10 years, the
following developments for alterations to unit sizes, additional floorspace, amendments
fo the permitted range of goods and additional uses have been approved (this is not

an exhaustive list).

. Unit 8: 11/21/0655 External and internal alterations with associated works, to

enable the formation of up to 3 units — Approved December 2022

o Unit 5: 11/21/0487 Planning Obligation Modification & 11/21/0634 storage

mezzanine to allow JD Sports to frade — Approved June 2022

o Unit 1: 11/19/0016 Relocation of the existing subdivision within Unit 1, change of
use of the remodelled Unit 1B from Use Class A1 (retail) to Use Class D2 (assembly

and leisure), and installation of a mezzanine floor — Approved July 2019

o Unit 1: 11/19/0024 Planning Obligation Modification to Section 106 Agreement

fo enable Home Bargains to trade — Approved June 2019
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o Pod unit: 11/17/0008 Erection of A3/AS drive through restaurant for Costa
Coffee — Approved May 2017

o Replacement Unit 2: 11/15/0430 Erection of Aldi foodstore to replace former

Focus DIY and Carpetright units — Approved April 2016

The key point to note is that over the last ten years, Peel and the Council have worked
together successfully resulting in a range of proposals being permitted which have
enabled the retail park to evolve and diversify in a way which has retained and added

fo its ‘bulky goods’ offer and function.

This means the catchment population is provided with a modern retail park facility with
a range of uses and operators which help to meet the needs of people living and
working nearby and reduce the need for them to fravel further afield to access such
modern facilities, all in a way which is compatible with the policy objectives of retail
and fown centre policies. This development at the retail park has had no adverse effect
on town centre performance but has highlighted and exemplified the benefits of a

flexible, evidence-based approach.

The adopted Development Management DPD Policy DM3 footnote 14 recognises the
role and function of Hyndburn Retail Park, whilst confirming its formal position in the
retail hierarchy would be assessed through the Site Allocations element of this emerging
Local Plan document. This new development plan should therefore provide clarity that
the retail park is suitable for both future bulky and non-bulky retail alongside other
commercial food and drink and leisure uses, to support existing and planned growth in

the area.

The fact that the park is performing a broader role and function beyond that of a Bulky

Goods location should be reflected within policy.
Connectivity

The retail park is situated on the north eastern side of Whitebirk Drive, off Junction é of
the Mé5 and on the edge of the built-up areas of Hyndburn and Blackburn. The retail
park is approximately 2.6 kilometres from Blackburn Town Centre and 5 kilometres from

Accrington Town Centre.

It is accessible by car, being directly adjacent fo Mé5 Junction é. It is also accessible
by sustainable forms of transport with bus stops located within 550m of the retail park,
on Blackburn Road. These bus stops include bus shelters funded by Peel under planning

conditions attfached to the planning permission for the new Aldi unit. These stops serve

15
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routes around the local area providing direct links to Blackburn Town Cenfre, Rishton,

Great Harwood and other local destinations.

Safe access to the site for pedestrians and cyclists is also possible from the canal
towpath adjacent to existing Unit 1 of the Hyndburn Retail Park. An additional direct
connection was provided at the north western corner of the retail park as part of the

Aldi permission.

In terms of sustainable access, the below figures show the walking and cycling 15-
minute catchment to the retail park. As clearly indicated on the mayps below, the site
is in easy access to existing development and, as detailed through the remainder of

this representation, significant planned expansion of both housing and employment.

Brownhill

i)

Ends

Figure 10: 15-minute Walking Catchment
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Figure 11: 15-minute Cycling Catchment

The site’s location at the very heart of a significant growth area will ensure linked trips
with other retailers, as well as providing consumers with choice and competition onsite.
It is well located to serve the significant number of workers at nearby employment
locations, minimising frips and avoiding other areas of Hyndburn or Blackburn being
affected by ftraffic impacts. It also seeks to promote the wider objectives of the

strategic employment site at Whitebirk.

That being considered, at present the recent expansion of employment uses and the
new allocations proposed by Hyndburn Council and Blackburn Council are also likely
fo justify wider investments info public transport. There is an opportunity to look at this
on a more comprehensive basis and recognising the role that the retail park plays as a

centre would be complementary to this objective.
Sustainability Credentials

As a rapidly evolving retail park, Peel confinues to invest further in the retail park and
are looking to improve upon its sustainability credentials to address occupier

requirements, as well as its own role within the wider area.

Peel are rolling out a series of EV charging points and will work with tenants who are
looking to invest further in the built fabric with regard to CO2 emissions and sustainability

more widely.
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Thisincludes arecently approved application (ref. 11/23/0449) for the delivery of 14 no.
EV charging bays accessed by way of the existing vehicle access points. The proposal
will contribute to the establishment of countrywide electric vehicle recharging

infrastructure which will assist in increasing the uptake of electric vehicles.

This follows low carbon sustainable building principles and supports the wider principles

that the emerging development plan is looking to establish.

Operators

It is notable that those operators at the retail park that are not considered solely Bulky
Goods operators, are, on the whole, sfill operating within the nearby town centres,
particularly within Hyndburn itself with Accrington seeing all non-bulky goods operators

at the retail park also located within its town centre.

OPERATOR GOODS CONTROL ACCRINGTON BLACKBURN
TOWN CENTRE TOWN CENTRE

CURRYS Bulky Goods

SOFOLOGY Bulky Goods

HOME BARGAINS Bulky/Non Bulky Goods  Yes Yes

JD GYMS Commercial/leisure No No

JD SPORTS SHOP Clothes/Sports Goods No Yes

B&M Bulky/Non Bulky Goods  Yes No

THE FOOD WAREHOUSE Food Yes No

SMYTHS TOY STORES Bulky/Non Bulky Goods  No No

WREN KITCHENS Bulky Goods

DREAMS Bulky Goods

COSTA Restaurant Yes Yes

ALDI Food Yes Yes

SCS Bulky Goods

It is clear that the wider offering being sought by Peel, and as detailed through the
remainder of this representation, does not remove the potential for operators to have

additional locations within local town centres.
Summary

Peel have established an effective retail offering at the site and are continually seeking
more diversification of uses, increased service uses, improvements to sustainable power
and to benefit from potfential improvements to sustainable fravel to nearby
employment and housing allocations, to ensure the site retains its function and benefits
its users. The site will play a significant role as a conveniently located facility for residents
of existing and planned housing expansions alongside the significant existing and

planned employment locations and therefore, as set out in this document, establishing



the park within the retail hierarchy is consistent with achieving these aims and the

creation of a genuinely sustainable growth area.
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Local Plan Policy Comments

The Draft Strategic Policies and Site Allocations document has a series of documents
that are provided as the emerging appropriate evidence base. Of relevance to these

representations, this includes:

o Background Paper 2 — Employment Land - 2024

o Hyndburn Retail Study - 2016

o Hyndburn Retail Thresholds Evidence Note — 2016

. Employment Land Study — 2016

. Employment Land Study: Supply Update — 2019

o Housing and Economic Needs Assessment Update — 2019
Previous Local Plan Stages

Hyndburn Retail Park was promoted through the ‘Call for Sites’ exercise (February 2017)
and Site Allocations Consultation Paper exercise (April 2018), both as a retail/leisure
facility and a location for uses complementary to the wider Whitebirk employment

areaq.

The supporting Site Assessments (Appendix 4 of the emerging Plan) indicated that a
mix of uses would be accepted at the retail park, but any retail uses would not. This
assessment is clearly not aligned with the adopted Plan or ongoing Local Plan
documents which both identify the retail park as being suitable for future retail uses,
including non-bulky retail, to support existing and planned growth in the area.
Therefore, the emerging Plan should be clear that retail and mixed uses are supported

as envisaged in the ongoing Core Strategy Review.
Policy Review
Policy SP4: Employment Provision and Sirategic Sites

Peel is supportive of the identification of employment land as detailed under policy
SP4, particularly in relation to the allocation of sites EM4, EM5 and EMé which sit, as

shown on the below figure, adjacent to Hyndburn Retail Park.

20
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Figure 12: Proposals Map Extract

Itis inherently more sustainable to locate new retail and leisure facilities close to existing
provision (rather than in standalone new locations) in order fo maximise the benefits of
co-location. In the case of Hyndburn Retail Park, it's location so close to Frontier Park
and sites EMP 4, 5 and 6, in addition to other extensive long-standing employment and
residential areas means it is the ideal location in which to concentrate such facilities

alongside retail operators.

As such, the ongoing improved offer at Hyndburn Retail Park can meet existing and
future demand, thereby complementing rather than competing with the wider offer

(and retail hierarchy) in Hyndburn and Blackburn.

We therefore consider this policy effective, justified, effective and consistent with

national policy.

Policy SPé: Centre Hierarchy, Strategy and Retail Provision

In light of the above, we support the broad direction of tfravel of emerging Policy SPé,

which specifically states:

‘The Council recognises the complementary role that other commercial locations can
play in the local retail hierarchy. The Council will support their future development in
line with the strategy set out below, subject fo development taking place in a manner

that supports the future vitality and viability of the formal town and local centres.’

21
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This policy then lists Hyndburn Retail Park (as ‘The Peel Centre’) within the retail
hierarchy, as an ‘Other Commercial Location’ alongside Oswaldtwistle Mills. This is set

outside the tiered approach which is as follows:

Tier 1: Strategic Town Centre

Tier 2: Town Centres

Tier 3: Local Centres

Tier 4: Neighbourhood Centres/Local Parades

Within the hierarchy presented, the plan identifies Hyndburn Retail Park’s purpose as a
‘Predominantly bulky goods retail destination with ancillary uses to support retailing on

the site and the strategic employment hub at Whitebirk/Frontier Park’.

Peel welcomes the recognition that Hyndburn Retail Park can perform a mixed and
varied retail and leisure role, including bulky and non-bulky retail uses along with
providing supportive uses and this reflects the changes seen on the ground in recent
years. They also welcome the recognition that such flexibility is use will support the
development of Frontier Park, however, this recognition should now be broadened to
reference other existing and proposed allocations for both housing and employment

which collectively will result in a substantial growth area.

However, Peel's view is that full options for the retail hierarchy, including designating
the Retail Park as a ‘centre’, have not been thoroughly considered in the Local Plan.
To be clear, Peel do not expect a purely Open Al goods position and the park will

continue to serve a range of retailers, both bulky and non-bulky.

Given the existing and planned development to be seen in this area over the coming
plan period, the reality is that the retail park will be tfruly surrounded by substantial
elements of Hyndburn and Blackburn’s established and planned strategic employment
locations. Such locations drive demand for main town centre uses in close proximity.
As such, the role and importance of this park will become more significant for local
residents, businesses, and employees and to the attractiveness of these allocations to

potential developers and occupiers.

As officers will be aware, the retfail and leisure market is constantly changing as
landlords and tenants strive to react to customer demands. Crucially, the market is
shifting from a single offer destination (i.e. only containing retail uses) to a mixed offer

which includes a range of retail and non-retail (leisure) uses. As such, a diverse retail
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and leisure offer is increasingly important if Hyndburn (as a borough) is to retain both
customer expendifure and existing retailers. Diversity and flexibility is equally important
in respect of serving the need for supporting uses driven by the expanding strategic

employment locations.

In the first instance, the policy does not reference the substantial planned employment
growth along the Mé5 corridor to meet growth aspirations and how the retail park can,
through a diverse offering of retail and other supportive uses, assist this growth by
adding to the commercial attractiveness of the planned employment areas. Whilst the
wording, in part, acknowledges this by noting the park will ‘support retailing on the site
and the strategic employment hub at Whitebirk/Frontier Park’, there needs to be
clearer wording in that the site will support existing employment such as the Frontier
Park but also add to the commercial attractiveness and therefore likely success of the
employment sites (EM4, EM5 and EMé).

As such, an amendment to this wording if retained should be as follows:

‘support retailing on the site and the strategic employment hub at Whitebirk/Frontier

Park and planned strategic employment release detailed under Policy SP4.’

To provide the context, and as detailed earlier in these representations, the level of
growth expected in this area is significant. The existing Frontier Park development alone
could create 1,900 new jobs which in turn could generate addifional employee led
retail and leisure expenditure of approximately £4.5m. While further strategic housing
and employment allocations seen within the Blackburn Local Plan clearly indicate this

is an area of substantial growth and change.

Greater consideration as to the function of Hyndburn Retail Park is required. Our
previous representations have considered a number of ideas with regard to how the
retail park should be considered (previously looking at a separate Tier 5 scenario). It is
logical, now that development at Frontier Park is nearing completion and in
considering how accessibility should be further taken forward in the wider area, to

review this further.

Given the wider scale of development, it is more appropriate to consider it as a Tier 3
District Centre, as its now both serving a wider catchment through the typical bulkier
goods operators and a more localised catchments with the inclusion of non-bulky
goods including food retailers and gym operators which have been and will confinue

to serve the evolving areas.
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This shift in the hierarchy would more accurately reflect its standing and its role and
function; as well as anficipating how the Local Plan allocations themselves will

enhance that role over time in any event.

We suggest that the policy be amended to include the following within the centre

hierarchy:

Tier 3: District Cenfre - Hyndburn | District centre, separate from the identified
Retail Park fown cenfres, which will be the preferred
location to meet needs arising from existing
residential and employment areas
development of nearby strategic
employment locations for supporting uses,
including but not limited to, retail, food and
drink, leisure, hotels, and fuel facilities,

including EV charging stations.

This amendment would reflect the findings seen within the Local Plan evidence
document Hyndburn Retail Park (2016) which shows how the park forms one of the
three main comparison-shopping destinations for 4 out of 6 locational zones. When
broken down the park has a market share of 10.1% in Zone 1 (Great Harwood and
Rishton) and market shares of between approximately 5 and 7 per cent in Zones 3

(Clayton and Altham), 4 (Accrington Central) and 5 (Accrington East).

As such, further investment in the centre and diversification of uses opens up more
opportunity for different jobs in the local area which is complementary to the larger

employment zone jobs and will not take away from town centres.

Such an approach would align with policy SP31 (as considered below), National
Planning Policy Framework and associated PPG, which recognises that retail and

leisure development can serve specific and locationally driven demand.

In order for this policy to be effective, the amendments suggested will allow for
consideration of the retail park alongside wider sustainability aims of the development

plan and ensure its effectiveness within the Development Plan.

Policy SP31: Rishton and Whitebirk

At the previous stages of the Local Plan Preparation (regulation 18), this policy was

detailed as Knuzden and Whitebirk. It is not clear from the evidence provided, why this
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how now been amended to Rishton and Whitebirk with Knuzden now sitting alongside

Oswaldtwistle. Peel would welcome clarity on this amendment.

Policy CS31 (Rishton & Whitebirk) which, in the context of Hyndburn Retail Park, states:

‘The Council will support the Peel Centre (Whitebirk) as a predominantly bulky goods
retailing destination in the Borough, to complement the role of Town Centres and Local
Cenfres in Hyndburn and Blackburn with Darwen. Non-bulky retailing and/or supporting
ancillary uses to the retail park and strategic employment hub will be permitted though

these should not exceed 40% of the overall floorspace on the site (NJL Emphasis).’

As with emerging policy SP31, the ‘direction of travel’ is welcomed, but further
amendments to the policy would ensure the park can meet established demand for
improved local facilities within this area. In turn this ensures the Plan can remain positive,

geared to delivering growth and sustainable overall.

The policy recognition that the retail park is more than a bulky goods retail location is
welcomed and supported. Peel’s view is a further line should be added to the policy
which recognises the role of park in the hierarchy as per the proposed changes
proposed to Policy SPé, and therefore that additional development should not be
subject to the tfown centre uses tests (i.e. the ‘sequential’ and ‘impact’ tests (as we
have idenfified for emerging Policy CS5). That way Hyndburn Retail Park can respond
to market demand for new or altered retail and non-retail space and over the course
of the Plan Period to 2037, satisfy existing and future demand in the area generated by

existing and proposed residential and employment uses.

Further changes are also required to the policy justification, particularly at paragraphs
10.69 and 10.71 to reflect that Hyndburn Retail Park is not simply or solely an ‘out of
centre’ retail facility, as it is detailed within Policy SPé as providing a complimentary
function and does not necessarily need to be restricted to predominantly bulky goods

retail.

With these amendments, the retail park will ensure an area for investment in services
and that policy can then prevent sporadic or speculative proposals for such uses more

effectively.

The suggested amendment to this policy will ensure that the plan is positively prepared
and effective in terms of its ability to support the delivery of significant growth in the

wider area and over the course of the plan period.

Policy SP13: Climate Change and Sustainable Development
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Peel are supportive of Policy SP13 given its clear direction on responding to and
mitigating the effects of climate change. Its positive wording relating development

managing this through existing and proposed development.

Given the climate emergency declared by the borough in 2019, this policy provides a
strategic aim fto ensure sustainable development. Under the policy justification, at

paragraph 7.6 it states:

‘One of the key aims of the Local Plan is fo secure sustainable patterns of development
in Hyndburn so that people live close to goods and services and there are opportunities

fo use sustainable means of transport.’

The amendments suggested as part of this representation fully align with this aim and
would allow for the retail park to function with a wider retail offering. This would allow
for a more sustainable pattern of development with significant growth in both
employment and housing development, to be in walking or cycling distance to goods

and services at Hyndburn Retail Park.

We consider this policy effective, justified, and consistent with National Policy.
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Conclusion

This document has been prepared by NJL Consulting on behalf of ‘Peel Land and
Investments Itd." in response fo the ‘Hyndburn Local Plan’ Consultation. On behalf of
Peel, we have made a number of suggested changes to the ongoing Local Plan

preparation.

We believe that there is a real opportunity to consider this whole area on a more joined
up basis to create a more sustainable planning outcome. There are opportunities to
link recent and proposed developments in transport terms, and to recognise more
accurately the role that the Hyndburn Retail Park plays now and how it can be further

enhanced in the future.

Footnote 14 of Policy DM3 of the Development Management Plan clarifies the
Hyndburn Retail Park (noted as “the Peel Centre” in the footnote) would have its formal
status in the hierarchy defined in the Allocations DPD. Hence, there is a necessity to

discuss and clarify that status accordingly prior to further consultation.

Our previous representations have considered a number of ideas with regard to how
the retail park should be considered (previously looking at a separate Tier 5 scenario).
It is logical, now that development at Frontier Park is nearing completion, and in
considering how accessibility should be further taken forward in the wider area, to
review this further. Given the increased scale of development very close by, it is more
appropriate to consider it as a Tier 3 District Centre as this would more accurately reflect
its standing in the hierarchy and its role and function; as well as anticipating how the

Local Plan allocations themselves will enhance that role over time in any event.
Therefore, in summary, the Local Plan should:
. Be fully aligned with the suggested amendments above;

o Recognise the potential for additional flexible retail, leisure, and other

supportive uses at Hyndburn Retail Park; and

o Create a policy approach which recognises the role of the retail park in
meeting local demand for well-located and sustainable facilities in this area of

the borough.

Therefore, the retail park presents a clear opportunity to promote the most sustainable

patterns of development (for example, the promotion of linked frips) by grouping
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supporting uses together in a broad area, rather than providing facilities in a sporadic

way on individual smaller opportunity sites.

Overall, Peel supports the general ‘direction of travel’ but consider that amendments
are required for the Plan to be effective and to respond to the evidence base and
then set frameworks which enable sustainable patterns of growth. In particular, the Plan
should ensure the full range of retail, leisure and other supportive uses can be delivered
at the park, and thereby meet existing and future demand (as accepted in the

consultation Plans.)

We remain concerned that the plan downplays planned economic growth
opportunities, particularly those linked to this area of the borough and how retail
policies can better reflect the changing landscape through this Development Plan and

the neighbouring Blackburn Local Plan.

The retail park is in a sustainable location within the heart of the urban areaq, close to
existing and proposed large scale residential and employment locations, which it will
be at the centre of. Therefore, the retail park presents a clear opportunity to promote
the most sustainable patterns of development (for example, the promotion of linked
frips) by grouping supporting uses together in a broad areaq, rather than providing

facilities in a sporadic way on individual smaller opportunity sites.

We trust the above comments can be considered appropriately and we welcome
future opportunities to discuss this in more depth and request formally to be heard at

examination stage.
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