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adjoining premises of J. &. E. Smith’s boot warehouse (1873)
(fig. 10'%)
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Figure 10: Tenure of the Site, Goad Plan 1931

The Site and its surroundings remained largely unaltered until
the 1980s when regeneration of the town centre began to
creep eastwards. The warehouse building at the south-eastern
end of the Site, No. 71 High Street, was demolished sometime
after 1986 but the site was left vacant and used as a parking lot
(fig. 11).
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11 Chas. E. Goad Insurance Plan of the City of Manchester Vol. llI: sheet 29, 1931.
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Figure 11: OS 1986
The Buildings on the Site!?
30-32 Shudehill

2.23 The three-storey building was probably originally constructed in
the early-19" century as a pair of shops, which was then later
converted to commercial and warehousing accommodation.
The building appears to have become semi-derelict by the late
1930s and as a consequence the top two floors were
demolished before 1962 leaving only the ground floor shop
floor remaining, and little historic fabric due to successive shop
re-fits throughout the 20" century

1 & 3 Nicholas Croft

2.24 The four-storey building was probably originally constructed in
the early-19" century as a warehouse, which was then later
demolished/reduced by three floors. The building was a print
and fent warehouse during the 1840s and appears to have
become semi-derelict by the late 1930s. As a consequence, the
top three floors were demolished before 1962 leaving only the
ground floor shop floor remaining/reconstructed, and little
historic fabric due to successive shop re-fits throughout the 20™"
century.

1 & 3 Back Turner Street

2.25 No. 1 & 3 Back Turner Street forms a former five-storied boot
and shoe warehouse/manufacturers constructed in the early
1920s as an extension to the adjoining J. & E. Smith boot and
shoe manufacturers at No. 5 Back Turner Street. The building
four bays in length and is in a simplified Edwardian Baroque
style, using glazed buff terracotta detailing, such as pilasters,
capitals and cartouches, along with the entire ground floor
plinth level.

2.26 The building extends through to form a rear elevation on Back
Thomas Street, where the quality of materials and design was
kept to a very basic level. The building retains none of its
original sash windows or doors and was extensively refurbished
during the ¢.1990s.

5 Back Turner Street

2.27 This was a building of 1873 originally designed to be two
matching warehouses. It was demolished in September 2018
after it was deemed to be structurally unsound.

12 Stephen Levrant Heritage Architecture Ltd.(2017). Back Turner Street, Manchester —
Heritage Statement, May 2017.
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Cleared Plot (formerly 71 High Street)

2.28 Previously the site of the 19" century Lloyd’s Warehouse, the
site was cleared sometime between 1980 and 1986. It has since
been used as a surface car park.

The heritage context of the Site

Conservation area

2.29 Back Turner Street is located in the NW sector of the Smithfield
Conservation Area (fig. 12). The area is bounded by Swan
Street, Oldham Street, Market Street, High Street and Shudehill.
The Conservation Area was first designated in 1987 and the
Smithfield Conservation Area SPD was adopted by Manchester
City Council in September 2012. This document analyses the
significance of the Conservation Area and sets out relevant
policies for its preservation and enhancement.
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Figure 12: Smithfield Conservation Area (Site marked)

2.30 The Conservation Area SPD notes the small scale of the older
18" century buildings especially around Turner Street, Back
Turner Street and Thomas Street saying that these represent
the remains of the buildings originally constructed on
greenfield sites. ‘These streets and the buildings defining them
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create a rich tapestry of spaces and built form located hard up
to the back of pavement. One of the aims of improvement
would be to restore this characteristic where it has been
eroded’.

It goes on: ‘A number of sites have been left vacant where
buildings have been demolished. Many of these are used as
temporary car parks, which detract from the visual appeal of
the area. Most of these sites should be developed with
buildings which contribute to the character of the conservation
area. A mix of uses would be appropriate, with housing being
especially welcome’'.

Further, it is noted that: ‘Although there is great variety in
building materials used in Smithfield, such as brick, stone and
stucco, brick with stone dressings predominates. These solid,
traditional materials should be used in preference to large
expanses of cladding, concrete and glass’. “The main criterion in
urban design terms in this area is about fitting into an
established street pattern with the scale of development
proportions and materials of major concern.’

Listed buildings

The buildings within the Site are not listed under the Planning
(Listed Buildings and Conservation Areas) Act 1990 as amended
for special architectural or historic interest.

There are several Grade |l statutorily listed properties in the
vicinity of the Site (fig. 13'3). Those closest to the site are:

e High Street: Nos. 75-77 (Warehouse. c.1860-70);

e Shudehill: Nos. 29 (Warehouse c.1810); 46 (Hare &
Hounds PH ¢.1800 and later alterations);

e Thomas Street: Nos. 9-19 & 79 High Street (Wholesale
fish market of 1873 with front range of shops and
offices; market building now reduced to its outer
walls);10-20 (Warehouse. ¢.1870-80); 31-35 (Row of 3
small town houses, or shops with dwellings and
workshops over, now shops. Late C18, altered).

13 Historic England, Online: https://historicengland.org.uk
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Figure 13: Listed buildings in the vicinity of the Site (outlined in blue)
Locally Listed Buildings

Manchester City Council does not publish a list of locally
listed/buildings of townscape merit buildings.

The significance of the Site and its context

The architectural and historic interest of Back Turner Street site
derives specifically from its place as part of the historic
Smithfield area.

The listed buildings in the vicinity of Back Turner Street, as well
as the Smithfield Conservation Area are ‘designated heritage
assets’, as defined by the National Planning Policy Framework
(NPPF).

‘Significance’ is defined in the NPPF as ‘the value of a heritage
asset to this and future generations because of its heritage
interest. That interest may be archaeological, architectural,
artistic or historic. Significance derives not only from a heritage
asset’s physical presence, but also from its setting’. The Historic
England ‘Planning for the Historic Environment Practice Guide’
— as ‘the sum of its architectural, historic, artistic or
archaeological interest’.

‘Conservation Principles, Policies and Guidance for the
sustainable management of the historic environment’ (Historic
England, April 2008) describes a number of ‘heritage values’
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that may be present in a ‘significant place’. These are
evidential, historical, aesthetic and communal value.

‘Evidential value’

In terms of Historic England’s ‘Conservation Principles’ the Site
provides us with ‘evidence about past human activity’ and by
means of its fabric, design and appearance communicates
information about its past. The Site retains its ability to do this
not just through its physical fabric, but also through its uses
(historic and present) and its relationship with the wider urban
context. However, following post-war dereliction and
subsequent structural failure, many of the buildings on the site
no longer yield a great deal of evidential value other than 1-3
Back Turner Street.

The wider conservation area and listed buildings also provide
contextual primary evidence about the past — such as the
former Fish Market - and this provides some of the information
that helps to understand the evolution of this part of the city.

‘Historical Value’

Back Turner Street, the nearby listed and unlisted buildings, the
registered landscape, the conservation area and their
relationship to one another collectively illustrate the
development of this part of Manchester. Historical value is
described as being illustrative or associative. The history of the
site illustrates a good deal about how Manchester evolved from
the 18" to 20" centuries, about the transformation brought
about by commerce and industry and about social change and
lifestyles during that period.

The historic interest in the buildings forming the site has been
much diminished by the extent to which the buildings have
been physically altered, abandoned or demolished — reducing
the ability to recognise their past historical use and value.

The partial demolition of 30-32 Shudehill, 1-3 Nicholas Croft,
the total demolition of 5 Back Turner Street and the adjacent
site means these elements yield little or no historical value. 1-3
Back Turner Street does have some historical interest as a
surviving element of the warehouse complex it once formed
part of.

‘Architectural interest’, ‘artistic interest’ or ‘aesthetic value’

It is clear that Back Turner Street has some ‘architectural’ and
‘artistic interest’ (NPPF) or ‘aesthetic value’ (‘Conservation
Principles’) although these values have not been enshrined in a
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statutory designation. In respect of design, ‘Conservation
Principles’ says that ‘design value... embraces composition
(form, proportions, massing, silhouette, views and vistas,
circulation) and usually materials or planting, decoration or
detailing, and craftsmanship’.

The truncation of 30&32 Shudehill and Nos. 1-3 Nicholas Croft
from three and four storey buildings to one storey (and the
extent of alteration to the remaining ground floors) means that
this element of the site has lost the majority of its architectural
interest and does not contribute to the conservation area.
Similarly, the required demolition of 5 Back Turner Street has
meant that this empty site does not contribute either. The only
building on the site that retains some architectural integrity is
1-3 Back Turner Street which reflects the typical warehouse
architecture of the early part of the 20" century through its
materials, detailing and design.

‘Communal Value’

This part of Manchester clearly has communal value for many
people. It has been a place primarily for employment and retail
for nearly 200 years and, close to the city centre, somewhere
that many people will have passed through and recognised,
even if not stopping.

As well as the use of the buildings and spaces throughout the
conservation area and this site, the architecture and physical
fabric of the buildings will also be something that people value
— although in the case of the site, this has the potential to be a
negative factor — with this prominent site having largely
represented urban decay and dereliction for decades. The site
sits close to the tram interchange, which will make it all the
more prominent in the minds of those waiting at the tram
stops. Whilst the communal value of the conservation area and
nearby listed buildings to the south and east is likely to be high,
the communal value of the site’s context to the north and west,
with the post-war Arndale development and car park, will be
low.
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3 The legislative, policy and guidance context
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Introduction

This section of the report briefly sets out the range of national
and local policy and guidance relevant to the consideration of
change in the historic built environment.

The Planning (Listed Buildings and Conservation Areas) Act
1990

The legislation governing listed buildings and conservation
areas is the Planning (Listed Buildings and Conservation Areas)
Act 1990 (‘the Act’). Section 66(1) of the Act requires decision
makers to ‘have special regard-to the desirability of preserving
the building or its setting or any features of special architectural
or historic interest which it possesses" when determining
applications which affect a listed building or its setting. Section
72(1) of the Act requires decision makers with respect to any
buildings or other land in a conservation area to pay ‘special
attention... to the desirability of preserving or enhancing the
character or appearance of that area’.

The National Planning Policy Framework

The revised version of the National Planning Policy Framework
(NPPF) was published in February 2019.

Chapter 12. of the National Planning Policy Framework deals
with design: Achieving well-designed places. It begins

‘The creation of high quality buildings and places is
fundamental to what the planning and development
process should achieve. Good design is a key aspect of
sustainable development, creates better places in which
to live and work and helps make development
acceptable to communities. Being clear about design
expectations, and how these will be tested, is essential
for achieving this. So too is effective engagement
between applicants, communities, local planning
authorities and other interests throughout the process’
(paragraph 124).

Paragraph 127 advises that ‘planning policies and decisions
should ensure that developments:



Back Turner Street, Manchester M4 1DN: Heritage Appraisal

a) will function well and add to the overall quality of the
area, not just for the short term but over the lifetime of
the development;

b) are visually attractive as a result of good architecture,
layout and appropriate and effective landscaping;

c) are sympathetic to local character and history,
including the surrounding built environment and
landscape setting, while not preventing or discouraging
appropriate innovation or change (such as increased
densities);

d) establish or maintain a strong sense of place, using
the arrangement of streets, spaces, building types and
materials to create attractive, welcoming and distinctive
places to live, work and visit;

e) optimise the potential of the site to accommodate
and sustain an appropriate amount and mix of
development (including green and other public space)
and support local facilities and transport networks; and

f) create places that are safe, inclusive and accessible
and which promote health and well-being, with a high
standard of amenity for existing and future users; and
where crime and disorder, and the fear of crime, do not
undermine the quality of life or community cohesion
and resilience.

3.6 Chapter 16 of the National Planning Policy Framework:
‘Conserving and enhancing the historic environment’ deals with
Heritage Assets describing them as ‘an irreplaceable resource’
that ‘should be conserved in a manner appropriate to their
significance, so that they can be enjoyed for their contribution
to the quality of life of existing and future generations.” 1

Proposals affecting heritage assets

3.7 Paragraph 189 brings the NPPF in line with statute and case law
on listed buildings and conservation areas. It says that:

‘In determining applications, local planning authorities
should require an applicant to describe the significance
of any heritage assets affected, including any
contribution made by their setting. The level of detail
should be proportionate to the assets’ importance and

14 The policies set out in this chapter relate, as applicable, to the heritage-related
consent regimes for which local planning authorities are responsible under the Planning
(Listed Buildings and Conservation Areas) Act 1990, as well as to plan-making and
decision-making.
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no more than is sufficient to understand the potential
impact of the proposal on their significance.’

In terms of the local authority, paragraph 190 requires that
they ‘identify and assess the particular significance of any
heritage asset that may be affected by a proposal (including by
development affecting the setting of a heritage asset) taking
account of the available evidence and any necessary expertise.
They should take this into account when considering the impact
of a proposal on a heritage asset, to avoid or minimise any
conflict between the heritage asset’s conservation and any
aspect of the proposal.’

Further, ‘Where there is evidence of deliberate neglect of, or
damage to, a heritage asset, the deteriorated state of the
heritage asset should not be taken into account in any decision
(paragraph 191).

Paragraph 192. In determining applications, local planning
authorities should take account of:

a) the desirability of sustaining and enhancing the
significance of heritage assets and putting them to
viable uses consistent with their conservation;

b) the positive contribution that conservation of
heritage assets can make to sustainable communities
including their economic vitality; and

c) the desirability of new development making a positive
contribution to local character and distinctiveness.

Considering potential impacts

Paragraph 193 advises local planning authorities that ‘When
considering the impact of a proposed development on the
significance of a designated heritage asset, great weight should
be given to the asset’s conservation (and the more important
the asset, the greater the weight should be). This is irrespective
of whether any potential harm amounts to substantial harm,
total loss or less than substantial harm to its significance.

Paragraph 194 continues, ‘Any harm to, or loss of, the
significance of a designated heritage asset (from its alteration
or destruction, or from development within its setting), should
require clear and convincing justification. Substantial harm to
or loss of:

a) grade Il listed buildings, or grade Il registered parks or
gardens, should be exceptional;

b) assets of the highest significance, notably scheduled
monuments, protected wreck sites, registered
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battlefields, grade | and II* listed buildings, grade | and
II* registered parks and gardens, and World Heritage
Sites, should be wholly exceptional. ¥

3.13 In terms of proposed development that will lead to substantial
harm to (or total loss of significance of) a designated heritage
asset, paragraph 195 states that ‘local planning authorities
should refuse consent, unless it can be demonstrated that the
substantial harm or total loss is necessary to achieve substantial
public benefits that outweigh that harm or loss, or all of the
following apply:

a) the nature of the heritage asset prevents all
reasonable uses of the site; and

b) no viable use of the heritage asset itself can be found
in the medium term through appropriate marketing that
will enable its conservation; and

c) conservation by grant-funding or some form of not for
profit, charitable or public ownership is demonstrably
not possible; and

d) the harm or loss is outweighed by the benefit of
bringing the site back into use’.

3.14 It continues ‘where a development proposal will lead to less
than substantial harm to the significance of a designated
heritage asset, this harm should be weighed against the public
benefits of the proposal including, where appropriate, securing
its optimum viable use’ (paragraph 196).

3.15 In taking into account the effect of an application on the
significance of a non-designated heritage asset the local
authority should employ a ‘a balanced judgement’ in regard to
the scale of any harm or loss and the significance of the
heritage asset (paragraph 197).

3.16 The NPPF introduces the requirement that ‘Local planning
authorities should not permit the loss of the whole or part of a
heritage asset without taking all reasonable steps to ensure the
new development will proceed after the loss has occurred
(paragraph 198).

3.17 Where a heritage asset is to be lost, the developer will be
required to ‘record and advance understanding of the
significance of any heritage assets to be lost (wholly or in part)
in a manner proportionate to their importance and the impact,

15 Non-designated heritage assets of archaeological interest, which are demonstrably of
equivalent significance to scheduled monuments, should be considered subject to the
policies for designated heritage assets.
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and to make this evidence (and any archive generated) publicly
accessible’ (paragraph 199).16

In terms of enhancing the setting of heritage assets the NPPF
states that ‘local planning authorities should look for
opportunities for new development within Conservation Areas
and World Heritage Sites, and within the setting of heritage
assets, to enhance or better reveal their significance. Proposals
that preserve those elements of the setting that make a
positive contribution to the asset (or which better reveal its
significance) should be treated favourably. (paragraph 200).

It goes on however that ‘Loss of a building (or other element)
which makes a positive contribution to the significance of the
Conservation Area or World Heritage Site should be treated
either as substantial harm under paragraph 195 or less than
substantial harm under paragraph 196, as appropriate, taking
into account the relative significance of the element affected
and its contribution to the significance of the Conservation Area
or World Heritage Site as a whole’ (paragraph 201).

Finally, paragraph 202 requires that the onus will be on local
planning authorities to ‘assess whether the benefits of a
proposal for enabling development, which would otherwise
conflict with planning policies but which would secure the
future conservation of a heritage asset, outweigh the
disbenefits of departing from those policies’.

Planning Practice Guidance

Planning Practice Guidance provides streamlined guidance for
the National Planning Policy Framework and the planning
system. It includes guidance on matters relating to protecting
the historic environment in the section entitled ‘Conserving and
Enhancing the Historic Environment’. It is subdivided into
sections giving specific advice in the following areas:

° Historic Environment Policy and Legislation
° Heritage in Local Plans

° Decision-taking: Historic Environment

° Designated Heritage Assets

° Non-Designated Assets

16 Copies of evidence should be deposited with the relevant historic environment record,
and any archives with a local museum or other public depository.
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° Heritage Consent Processes and

° Consultation Requirements

City of Manchester’s Core Strategy

Manchester’s Core Strategy was adopted on 11 July 2012 and is
the key document in the Manchester Local Plan.

Policy EN3 deals with heritage, and says that:

‘Throughout the City, the Council will encourage development
that complements and takes advantage of the distinct historic
and heritage features of its districts and neighbourhoods,
including those of the City Centre

New developments must be designed so as to support the
Council in preserving or, where possible, enhancing the historic
environment, the character, setting and accessibility of areas
and buildings of acknowledged importance, including scheduled
ancient monuments, listed buildings, registered parks and
gardens, conservation areas and archaeological remains.

Proposals which enable the re-use of heritage assets will be
encouraged where they are considered consistent with the
significance of the heritage asset’.

Some former UDP policies have been saved and form part of
the Local Plan. They include Citywide Development Control
Policies relating the heritage matters.

Policy DC18.1 deals with conservation areas, and says:

The Council will give particularly careful consideration to
development proposals within Conservation Areas.

a) The Council will seek to preserve and enhance the character
of its designated conservation areas by carefully considering
the following issues:

i) the relationship of new structures to neighbouring
buildings and spaces;

ii) the effect of major changes to the appearance of
existing buildings;

iii) the desirability of retaining existing features, such as
boundary walls, gardens, trees, (including street trees);

iv) the effect of signs and advertisements;

v) any further guidance on specific areas which has been
approved by the Council.
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b) The Council will not normally grant outline planning
permission for development within Conservation Areas.

c) Consent to demolish a building in a conservation area will be
granted only where it can be shown that it is wholly beyond
repair, incapable of reasonably beneficial use, or where its
removal or replacement would benefit the appearance or
character of the area.

d) Where demolition is to be followed by redevelopment,
demolition will be permitted only where there are approved
detailed plans for that redevelopment and where the Council
has been furnished with evidence that the development will be
undertaken.

e) Development proposals adjacent to Conservation Areas will
be granted only where it can be shown that they will not harm
the appearance or character of the area. This will include the
protection of views into and out of Conservation Areas.

Policy DC19.1 deals with listed buildings and says:

In determining applications for listed building consent or
planning applications for development involving or having an
impact on buildings of Special Architectural or Historic Interest,
the Council will have regard to the desirability of securing the
retention, restoration, maintenance and continued use of such
buildings and to protecting their general setting. In giving
effect to this policy the Council will:

a) not grant Listed Building Consent for the demolition of a
listed building other than in the most exceptional
circumstances, and in any case not unless it is satisfied that
every possible effort has been made to continue the present
use or to find a suitable alternative use;

b) not permit a change of use of a listed building, where it
would have a detrimental effect on the character or
appearance of the building;

c) not permit any external or internal alteration or addition to a
Listed building where, in its opinion, there would be an adverse
effect on its architectural or historic character;

d) seek to preserve and enhance the settings of listed buildings
by appropriate control over the design of new development in
their vicinity, control over the use of adjacent land, and where
appropriate, by the preservation of trees and landscape
features;
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e) permit demolition only where there are approved detailed
plans for redevelopment and where there is evidence of a firm
building contract;

f) not permit alterations to a listed building which would
prevent the future use of any part of the building, in particular
upper floors or basements, or where poor maintenance is likely
to result

Historic England guidance on the setting of heritage assets

Historic Environment Good Practice Advice in Planning Note 3:
The Setting of Heritage Assets provides guidance regarding the
setting of heritage assets and how to assess the effect of
change on that setting. The document provides ‘information on
good practice to assist local authorities, planning and other
consultants, owners, applicants and other interested parties in
implementing historic environment policy in the National
Planning Policy Framework (NPPF) and the related guidance
given in the National Planning Practice Guide (PPG)'.

The guidance echoes the definition of ‘setting’ in the NPPF as
‘the surroundings in which [the asset] is experienced’ and
continues: ‘its extent is not fixed and may change as the asset
and its surroundings evolve. Elements of a setting may make a
positive or negative contribution to the significance of an asset,
may affect the ability to appreciate that significance or may be
neutral’.

The guidance provides, at Paragraph 12, a step-by-step
methodology for identifying setting, its contribution to the
significance of a heritage asset, and the assessment of the
effect of proposed development on that significance:

° Step 1: identify which heritage assets and their settings
are affected;

° Step 2: assess whether, how and to what degree these
settings make a contribution to the significance of the
heritage asset(s);

° Step 3: assess the effects of the proposed development,
whether beneficial or harmful, on that significance;

° Step 4: explore the way to maximise enhancement and
avoid or minimise harm;

° Step 5: make and document the decision and monitor
outcomes.
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The document then sets out how the step-by-step methodology
is used and considers each step in more detail.

Historic England tall building guidance

Historic England Historic England Advice Note 4 (as opposed to
‘Good Practice Advice in Planning Notes’) advises applicants to
‘identify the zones of visual influence of a proposal’; ‘guide and
improve design’, making use of Design Review; and ‘understand
what illustrative material is likely to be needed’. It sets out a
checklist ‘when preparing an application’ as follows:

a. Design and Access Statement

b. Heritage assessment

c. Assessment of context (local and town- or city-wide)
d. Assessment of cumulative impacts

e. Environmental Impact Assessment

f. Satisfaction of the following design criteria:

e Architectural quality;

e Sustainable design and construction;

e Credibility of the design;

e Contribution to public space and facilities;

e Consideration of the impact on the local
environment (and particularly at ground level);

e Provision of a well-designed inclusive environment.

The Advice Note says that a high quality scheme ‘will have a
positive relationship’ with:

a. Topography
b. Character of place
c. Heritage assets and their settings

d. Height and scale of development (immediate,
intermediate and town- or city-wide)

e. Urban grain and streetscape

f. Open spaces

g. Rivers and waterways

h. Important views including prospects and panoramas
i. The impact on the skyline

The Advice Note continues: ‘A successful application will have
fully addressed a range of design criteria. Delivering
architectural quality involves a consideration, amongst other
things, of the building's:
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a. Scale

b. Form and massing

c. Proportion and silhouette

d. Facing materials

e. Detailed surface design

f. Relationship to other structures

g. Impact on streetscape and near views
h. Impact on cityscape and distant views

i. Impact on the skyline
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4 The proposed development and its effect
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The proposed scheme is illustrated in the design drawings and
Design & Access Statement from Jon Matthews Architects,
submitted with the application.

The proposed scheme

The proposal is for c. 47,000 sqft of office space across three
interlinking buildings.

Following the analysis of the buildings on the site, as articulated
in the previous sections, it is clear that the only building that
makes a positive contribution to the character and appearance
of the Smithfield conservation area is 1-3 Back Turner Street.
As a consequence the proposal has incorporated this building
into the overall scheme.

This concrete-framed building, central to the development, is to
be transformed into office space across five floors, plus a sixth
floor space. The elevations will be restored and repaired and
details retained to maintain the building’s character.

On the corner of Shudehill and Nicholas Croft a tower will rise
to 17 part 18 storeys. This will address a major junction and
route into the city centre from the north, in effect forming a
gateway to the Northern Quarter. The building has been given
an inverted pitch articulation to reduce the impact of the tower
and provide a slim, elegant appearance. It will gradually step
inwards along Back Turner Street, ensuring a generous distance
to the opposite building. It will be glass clad to give it a light
appearance in contrast to the brick elevations of the retained
warehouse and new office space to the south along Back
Turner Street.

The cladding wraps around the form of the building like a
taught, tightly stretched lightweight skin and has been designed
to show minimal detailing to ensure a simple and elegant finish.

The block at the High Street end of the site are set back from
the road revealing a pocket park. It will further office space
over three floors with commercial uses at Ground Floor. This
building is the new addition most embedded within the
Smithfield conservation area as the materials reflect this
sensitivity. The blend of bricks proposed will directly reflect the
textures and tones found in the surrounding building. The
facades will be complemented by brick and stone detailing and
recessed windows.
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Each building boasts its own character, materiality and form —
but with an interconnectivity that means they sit harmoniously
alongside each other and within the conservation area.

Effect on heritage significance

Whilst the site sits within the Smithfield Conservation Area, the
site does not contain any listed buildings and only one building
that reflects the wider historic character of the conservation
area.

The site of 30-32 Shudehill and 1-3 Nicholas Croft relate as
much to the townscape outside the conservation area
(including the adjoining Shudehill Conservation Area) as within
— forming a key corner of a wide open junction that is
surrounded by buildings of considerably different styles,
heights and uses.

The proposals are designed to bridge this change in urban
context from Shudehill and Nicholas Croft to the west and the
Northern Quarter and Smithfield conservation area to the east.

This approach is also relevant for the impact of the proposal on
the Shudehill Conservation Area — which lies to the north and
north east of the site.

By creating three separate but connected buildings the
transition is made in a seamless way from the modern tower
through the retained warehouse building to the brick duplex
building siding the High Street. This breaking up of the site also
relates well to historical plot sizes on the site and the different
plot widths and sizes throughout the Smithfield conservation
area.

Conclusion

Currently the majority of the site is either vacant or of poor
quality. There will be clear improvement in the quality of the
townscape in and around the application site over the present
situation. The setting of nearby heritage assets will
undoubtedly be altered, but in a highly positive way. The nature
and location of the heritage assets in question, and the existing
nature of the surrounding townscape, does not imply a specific
architectural response on the site — the type of response, for
instance, that would require the scale of development to more
closely respect the general scale of the nearby conservation
areas.

In summary, the proposals will have:
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e A minor but positive effect on the nearby listed buildings;

e A minor but positive effect on the Smithfield Conservation
Area;

e A neutral effect on nearby listed buildings or other heritage
assets, including the Shudehill Conservation Area.

The townscape and visual impact of the proposed scheme

4.16 The following section of the report analyses the impact of the
proposed scheme by means of CGl views of the proposed
development from a number of different viewpoints that were
agreed with the Council in the course of the pre-application
discussions.

4.17 The views are shown in a baseline condition, followed by an
image showing the proposed development. A commentary on
the existing and proposed townscape conditions is provided.

4.18 In particular consideration as to the extent to which heritage
significance within the view has been affected by the proposal
is considered — and whether this impact is either beneficial or
adverse.

4.19 The following criteria of effect have been applied, in terms of
impact upon the significance or visual character of the heritage
assets:

4.20 None -works that result in no material change;

o Negligible — alteration works that result in no significant
material or visual change;

e Minor — changes that only make a small difference to the
public’s ability to understand and appreciate the heritage
asset and may be either adverse or beneficial;

e Moderate — a change that makes an appreciable difference
to the public’s ability to understand the heritage asset and
may be either adverse or beneficial;

e Substantial —these will be changes which have a
fundamental impact on our appreciation of the heritage
asset and maybe either adverse or beneficial.
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View 1

Existing
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Existing

This view is taken from close to the junction of the High Street
and Market Street, looking north. The view is dominated by the
High Street and the tram pylons. The long expanse of the
Arndale Centre stretches along the left hand side of the road.
The various buildings on the right hand side of the High Street
lie within the Smithfield Conservation Area and the Debenhams
building in the immediate foreground on the right is listed
Grade Il

In the background, the CIS Tower can be seen above the
Arndale Centre. The view is terminated by the NCP Carpark and
Basil Chambers at the junction with Shudehill. Basil Chambers
is a late Victorian building, typical of its age in terms of quality
and stonework. The NCP carpark is a modern structure clad in
glass.

The view highlights the wide variety of architectural styles,
forms and heights in this part of the City Centre.

Proposed

The proposed Development would appear in the backdrop of
the view, in front of the NCP carpark, but behind Basil
Chambers. In the context of this view the proposed tower sits
comfortably within the multi-layered townscape and multitude
of architectural styles along side the CIS Tower and provides a
marker for the end of the street.

The simplicity of the proposed glazing cladding and lightweight
materiality and appearance of the proposed tower will ensure
that Basil Chambers retains its architectural prominence, whilst
the tower itself does not compete visually in terms of scale or
form with the other buildings in the view.

The overall impact of the proposal on this view will be Minor
and Beneficial.
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View 2

Existing

Proposed
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Existing

This view is taken from the High Street within the Smithfield
conservation area looking south west towards the site. The
view is dominated by the ornate red brick Romanesque facade
of the Grade Il listed former Fish Market. Also visible on right
hand side of the High Street are the corner of the Grade Il listed
9-19 Thomas Street, and on the other side of the junction,
Grade Il listed 75-77 High Street.

Behind the fagade of the former Fish Market new modern
development appears above the gable end signalling the
regeneration and regeneration of the Market.

The view is terminated by the Arndale Centre NCP Carpark.
Proposed

The proposed development is largely hidden behind the
existing buildings; however, a small element of the tower will
appear behind the modern building within the Fish Market. In
this context, it forms part of the multi-layering of buildings that
typify the evolution of Manchester.

Its height is such that the rich and ornate elevation of the Fish
Market retains its dominance in the view, and the proposed
tower sits well below the top of the Market gable — also
ensuring that the character of the conservation area and those
buildings that positively contribute to it remains intact.

The simple lines and lightweight materiality of the tower will
further ensure that it does not dominate the view but blends
into the background.

The effect of the proposal on this view will be Minor, but
Beneficial. The proposal will be visible above the Fish Market
elevation but relates more to the existing modern element and
allows the more significant to retain its prominence. The
architectural approach to the new tower, like the new
development at the Fish Market juxtaposes the ‘new’ city with
the ‘old’, allowing both to be celebrated.
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View 3

Existing

Proposed
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Existing

This view is taken from the junction of Shudehill and New
George Street within the Shudehill conservation area looking
south west. The view is dominated by the modern Premier
Suites hotel with its dark engineering elevation on the left hand
side and is terminated by the Arndale Centre multi-storey
carpark.

Whilst the buildings on the left hand side of the street are
within the Smithfield Conservation Area and those on the right
within the Shudehill Conservation Area, in reality the majority
of the development visible is modern with little of heritage
significance to be seen in this view.

Proposed

The proposed development would appear behind the Premier
Suites building in the backdrop of the view, partially hidden by
the Premier Suites, and partially hiding the Arndale Centre
carpark.

In the context of the surrounding buildings and by the nature of
the proposed materiality, the building would not dominate this
view but sit comfortably within it.

The effect of the proposal would be Minor in heritage terms —
there will be no appreciable difference in the public’s ability to
appreciate or understand either the conservation areas or any
listed buildings. The quality of materials and architectural form
the proposed tower will ensure that its contribution to this view
will be Beneficial.
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View 4

Existing

Proposed
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Existing

This view is taken from the Rochdale Road looking south west
towards the City Centre and the site along Shudehill.

The view is dominated by the intersection between Shudehill
and the Ring Road and the Crowne Plaza Hotel in the centre
foreground. To the right is modern development under
construction and in the distance the Arndale Tower.

The view typifies the evolution of Manchester over the past
century with the multi-layering of heights, styles and materials.

Proposed

The proposed development sits very comfortably within this
view to the right of the Crowne Plaza and in front of the
Arndale Centre multi-storey car park. Visually its height is
entirely commensurate with other development in the view
such that it would neither dominate or overwhelm any other
structures.

Similar to View 3, the effect of the proposal would be Negligible
in heritage terms — there will be no appreciable difference in
the public’s ability to appreciate or understand either the
conservation areas or any listed buildings. With regard to
townscape, the proposal helps draw the eye towards the city
centre. The high quality nature of the architectural form of the
proposed tower will ensure that its contribution to this view
will be Beneficial.
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View 5

Existing

Proposed
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Existing

This view is taken from within the Shudehill Conservation Area,
on the northern side of Shudehill, looking south west towards
the proposal site. The view is dominated by the flank elevation
of the Hare and Hounds pub and the vacant site to its north.
Beyond that is the flat roofed brick flank elevation on the
corner of Shudehill and Thomas Street.

The proposal site cannot be directly seen in this view, which is
terminated by the Arndale Centre NCP car park.

Whilst the existing view contains a number of older buildings
that form part of the character of the conservation area, the
reality of the view is one of a mixed urban scene with old, new
and gap sites visible.

Proposed

The proposed development will rise behind the Hare and
Hounds pub partially obscuring the car park structure. The
tower will provide a marker for the top of the High Street.

The effect of the scheme in this view will be Moderate. The
proposal sits behind the cluster of older buildings and does not
prevent an appreciation of them. It does not prevent an
appreciation of buildings of interest. Whilst the juxtaposition of
scale between the new tower and the older buildings in the
foreground is considerable, provision of a carefully considered
building with high quality materials can Beneficially enhance
the perception of regeneration at a key junction in the city
centre.
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View 6

Existing

Proposed
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This is taken from the High Street at its junction with Back
Turner Street looking north west directly towards the site from
within the Smithfield conservation area.

The view is dominated by the vacant site and the scarred flank
elevation of 1-3 Back Turner Street. To the right are the listed
75-77 High Street and 10-20 Thomas Street (along Soap Street)
and on the left Victorian commercial architecture that typifies
the conservation area.

Proposed

The proposed development sits directly in the middle of this
view with the flank elevation of the proposed office building
fronting the High Street.

Within the High Street, Back Turner Street and Soap Street
context the proposed form, scale and materials have been
carefully chosen to ensure that the development sits
comfortably and contextually with the surrounding buildings
including much improved landscaping.

The development knits 1-3 Back Turner Street back into its
urban context and the articulation of the elevations ensures
that it follows the rhythm and articulation found across the
conservation area it also contributes to vibrancy and animation
in the street.

The proposed tower element of the development sits behind 1-
3 Back Turner Street, relating more to the city ‘behind’ and
signals the proximity of the Northern Quarter to the city centre.
The lightweight and simple architectural approach to the tower
will ensure that it is a recessive element despite its scale.

The effect of the proposal in this view is Substantial but
Beneficial — providing a combination of sensitive and dynamic
regeneration to this part of the conservation area and city.
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View 7

Existing
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Existing

This view is taken on Back Turner Street further to the north
west immediately adjacent to the former 5 Back Turner Street.

The view epitomises the historic tight nature of Back Turner
Street with the older remaining buildings on both sides tight
against the edge of the pavement.

The view highlights the scarred revealed flank elevation of 1-3
Back Turner Street.

In the distance is the rear of the Arndale Centre complex across
Nicholas Croft.

Proposed

The proposed view illustrates how the development will knit
the urban fabric of Back Turner Street back together with a
carefully considered design that reflect the materiality and form
of the surrounding buildings — particularly through the use of
brick (including brick detailing) and glass. It also highlights the
restored and regenerated 1-3 Back Turner Street.

The effect of the proposal on this view will be Substantial and
very Beneficial. The proposals will have a fundamentally
positive and Beneficial impact on current sense of dereliction
and decay.
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View 8

Existing

Proposed
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Existing
This view is looking down the High Street from its junction with
Thomas Street to the south west.

In the foreground is the Grade Il listed 75-77 High Street whilst
beyond that on the right hand side of High Street are further
Victorian commercial buildings that typify the Smithfield
Conservation Area.

The view is terminated by the Arndale Centre NCP Car park.

Proposed

The proposed development will not appear in this view, but is
pulled back along Back Turner Street to provide the small
pocket park that allows the surrounding historic buildings to be
appreciated.

The physical effect of the proposal will thus be None, however
the presence of high quality regeneration beyond the view has
the potential, over time, to enhance the Beneficial communal
value that the new development will engender.
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View 9

Existing
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This view is from Shudehill, within the Shudehill conservation
area looking north east towards the proposal site. The view is
dominated by the spiral access ramp to the Arndale Centre NCP
car park.

In the distance 30-32 Shudehill and 1-3 Nicholas Croft can be
seen providing a scarred and derelict gateway to the Northern
Quarter within the Smithfield conservation area.

The architectural and urban quality of the existing context is
poor — the buildings within the conservation area represent
dereliction and decay, whilst the more dominant modern
buildings are functional and oppressive.

Proposed

The proposed development would sit in the background of the
view, and will provide a high quality marker and gateway to the
Northern Quarter beyond.

The architecture treatment has been carefully conceived to
provide an elegant tower with its multi-faceted roof line
dipping down at the corner. At its lower floors the tower has
been peeled back to open the corner of the site towards
Shudehill and to preserve a visual and physical connection to
the corner of the existing building at 1-3 Back Turner Street.

The effect of the proposal on this view will be Substantial - it
will have a fundamental impact on the view. However, we
believe that this impact is a Beneficial one. The quality of the
proposal demonstrates a positive enhancement in the
regeneration of this part of the city in terms of the use of
materials and simple and elegant architecture.
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View 10

Existing

Proposed
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Existing

This view is from Dantzic Street, within the Shudehill
conservation area, looking south east towards the proposals
site. The view is dominated by the tram lines and raised
platforms. The surrounding buildings are set well back from the
road/tramway and are of an eclectic mix of age, style and form.

The side elevation of 1-3 Back Turner Street can be seen in the
distance behind the partially demolished 30-32 Shudehill and 1-
3 Nicholas Croft. To the right of that is the Basil Chambers
Building.

Whilst the view is towards the Smithfield Conservation Area
and the Northern Quarter, in reality it is not an urban view of
particular quality.

Proposed

The proposed development offers the opportunity to mark the
entrance to the Northern Quarter and the important junction at
the top of the High Street with a building of architectural
quality.

The effect of the proposal will be Substantial in terms of
townscape, but only Moderate in terms of heritage. The
proposed tower will clearly be visually prominent, however the
quality of the proposal and its relationship with the modern
tram system in the foreground help to highlight a progressive
regenerating city.

The older buildings within the Smithfield conservation area of
quality remain unaffected and the proposal will fix the scarred
edge of 1-3 Back Turner Street thus Beneficially enhancing the
view.
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View 11

Existing

Proposed
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Existing

This view is on Hilton Street looking north west at its junction
with Oldham Street into the Smithfield Conservation Area.

In the heart of the Northern Quarter, the buildings and view
typify the grid pattern nature of the area and the eclectic mix of
buildings that make up the area.

Materials range from red brick to stucco, with glass and steel
modern interventions sitting alongside and as part of the
architectural mix of the area.

Proposed

The proposed view illustrates how the proposed tower will sit
in the far distance as a backdrop to the view, but will not
dominate its context — rather provide a marker for the city
centre beyond.

The effect of the proposal in this view is Negligible. Located in
the far distance, it has no impact on the public’s ability to
understand or appreciate the more immediate and middle-
distance urban context. The combination of light materiality
and modern form provides a positive and Beneficial marker of
the vibrant city centre.

Summary

Overall, we believe that the proposal has a Beneficial impact on
the both the heritage assets and townscape in the views
illustrated above. Where the proposal appears more
prominent in views either the quality and significance of the
heritage assets remain fully appreciable, or the urban decay
and dereliction of recent decades is positively stitched back
together.

The proposals offer a positive combination of sensitive infill and
dynamic city regeneration.



Back Turner Street, Manchester M4 1DN: Heritage Appraisal

5 Compliance with policy and guidance

5.1

5.2
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5.4
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This report has provided a detailed description and analysis of
the significance of Back Turner Street and its heritage context,
as required by Paragraph 189 of the National Planning Policy
Framework. In addition, the report also describes (in Section 4
‘The proposed development and its effect’) how the proposed
scheme will affect that heritage significance. We believe that
the effect is positive, and for that reason, the scheme complies
with policy and guidance.

The Planning (Listed Buildings and Conservation Areas) Act
1990

The conclusion of our assessment, contained in previous
sections in this report, is that the proposed scheme for Back
Turner Street preserves the setting of nearby listed buildings
and the character and appearance of the Smithfield and
Shudehill Conservation Areas. The proposed scheme thus
complies with 5.66(1) and S.72(1) of the Planning (Listed
Buildings and Conservation Areas) Act 1990.

The level of ‘harm’ caused by the proposed scheme

As outlined in Section 4, the NPPF identifies two levels of
potential ‘harm’ that might be caused to a heritage asset by a
development: ‘substantial harm...or total loss of significance’ or
‘less than substantial’. Both levels of harm must be caused to a
designated heritage asset — in this instance nearby listed
buildings or the Smithfield and Shudehill Conservation Areas.

The only potential for ‘substantial’ harm would be if the
proposed works at Back Turner Street caused the loss of
something central to the special interest of these heritage
assets. In reality, the proposals will regenerate a building that
makes a positive contribution to the character and appearance
of the Smithfield conservation area, will develop a currently
vacant site with a structure that has taken its cue in terms of
materials, form and scale with the immediately surrounding
older buildings and replace buildings that currently make a
negative contribution to the conservation area in an important
gateway location with a building of high quality that will signal
the entrance to the Northern Quarter in a dynamic way.
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The balance of ‘harm’ versus benefit

The scheme provides a tangible public benefit in the form the
enhancement over the present situation — it will provide high
quality office and commercial accommodation on a site that
currently (and for many years) has given the impression of
dereliction and abandonment.

The proposals will regenerate and celebrate the key positive
contributor on the site and knit it back into its urban context -
enhancing its contribution to the conservation area, whilst
redevelopment the two other elements that currently make a
negative contribution — all public and heritage benefits to the
conservation area and Manchester.

The National Planning Policy Framework

This report has provided a description and analysis of the
significance of Back Turner Street and its heritage context, as
required by Paragraph 189 of the National Planning Policy
Framework.

The proposal satisfies paragraph 192 in making a positive
contribution to local character and distinctiveness.

The proposed scheme complies with Paragraph 193 and 194 in
that it conserves local heritage assets and does not contribute
to any substantial harm of loss of significance.

We do not believe that the scheme involves any ‘less than
substantial harm to the significance of a designated heritage
asset’, but helps achieve ‘optimum viable use’ — regenerating a
key prominent site and providing a gateway entrance to the
Northern Quarter, satisfying paragraph 196.

The proposed development certainly enhances and reveals the
setting of heritage assets and preserves those elements of the
setting that make a positive contribution to the asset as
required by paragraph 200.

City of Manchester Core Strategy

In positively addressing the requirements of the National
Planning Policy Framework, the works also meet the policy
requirements of the Manchester Core Strategy and in particular
the policies relevant to the historic built environment.

In terms of Policy EN3 the proposal ‘complements and take
advantage of the distinct historic and heritage features’ of the
Smithfield Conservation Area and preserves and enhance the
‘historic environment, the character, setting and accessibility’
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of both the nearby listed buildings and the conservation area
and ‘enable the re-use of heritage assets’ consistent with their
significance.

In reference to Policy DC18.1 on Conservation Areas, the
proposal seeks preserve and enhance the character of the
Smithfield Conservation Area. The relationship of the new
structures to neighbouring buildings and spaces and the effect
of major changes to the appearance of existing buildings has
been carefully considered. It brings back into viable economic
use a characterful building asset which can no longer be used
for the purpose for which it was originally built which will serve
to enhance and revitalise the Smithfield Conservation Area.

In reference to Policy DC19.1, no listed building will be
demolished. The proposal seeks to ‘preserve and enhance the
settings of [nearby] listed buildings by appropriate control over
the design of new development in their vicinity’.
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6 Summary and conclusion

6.1

6.2

6.3

6.4

6.5

6.6
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Back Turner Street is located in central Manchester, the
‘Northern Quarter’ an area recognised as being of heritage
importance by virtue of its remaining historic fabric.

The Site is not listed under the Planning (Listed Buildings and
Conservation Areas) Act 1990 as amended for its special
architectural or historic interest. It lies within the Smithfield
Conservation Area.

The historic interest of the Site lies primarily in the pattern of
its development throughout the 19*" and early 20" centuries as
part of the commercial life of Manchester. The architectural
and historic interest of the Site and the setting of nearby listed
buildings and the character and appearance of the Smithfield
Conservation Area will be preserved by the proposed works.

The majority of the site makes a negative contribution,
architecturally, to the character and appearance of the
conservation area, except for 1-3 Back Turner Street which has
lost much of its immediate adjacent context.

The proposed works will bring a derelict building and empty
lots back into significant social and economic use benefiting
both the Smithfield Conservation Area and the wider
Manchester economy. Overall, the proposed development will
sensitively upgrade this corner of the Smithfield Conservation
Area with an intervention which responds thoughtfully and
robustly to the aesthetic of The Northern Quarter. They will
have a beneficial impact on the surrounding heritage assets and
townscape.

For these reasons, the proposed scheme will comply with the
law, and national and local policies and guidance for urban
design and the historic built environment.
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Appendix D

Structural Engineer Proposal Drawings
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NOTES:
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