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1. Introduction

1.1 Introduction

Guy Taylor Associates (architects) in collaboration with Paul Butler Associates
(planning and heritage consultants) have been commissioned by Mr Colin
Shenton to provide a full planning and listed building application for the
refurbishment and conversion of 65 Princess Street into a boutique hotel.
This document has been prepared to support the planning application and
has been informed by ‘Manchester’s Local Development Framework Core
Strategy Development Plan’July 2012 and the policies and procedures of the
National Planning Policy Framework (NPPF).

The proposed development will involve the comprehensive refurbishment
of the building, plus external alterations including the demolition of the
existing north-east painted brick extension. This will allow a new rear garden
area to be provided. Restoration of the front elevation to match the original
terrace row is also proposed. The internal refurbishments aim to retain the
original structural form and Georgian proportions while accentuating the
property’s historic character.

Fig. 01 Wider Context - Aerial Photograph
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1.2 Location

No 65 Princess Street is a Grade |l listed Georgian town house, one of a row
of four terraced houses located opposite Manchester Town Hall, with the
others forming the Waterhouse Public House. No 65 was previously used as
offices, but is currently vacant. The site overlooks the busy St Peter’s square
and lies within the eastern boundary of the ‘Albert Square’ Conservation
Area (Fig:02), at the boundary with Upper King Street Conservation Area.

Albert Square Conservation Area

The area surrounding Albert Square and the town hall is the focus of
Manchester’s civic spaces. It was designated a conservation area in

April 1972. It is formed around the Town Hall(1877) designed by Alfred
Waterhouse and Albert Square itself. The main characteristic of the area is
its civic grandeur, but the area also contains many commercial properties,
small-scale buildings and other listed buildings. A process of renewal over
the last few years has seen some Victorian and 20th century properties
replaced by large scale portland stone faced modern office headquarter
buildings. The conservation area boundary follows Cross Street, Tib Lane,
Clarence Street, Bow Lane, the backs of properties on Princess Street,
Kennedy Street, Cooper Street, Princess Street, Mosley Street, Library Walk,
Central Street, Jackson’s Row, Lloyd Street and the backs of properties across
to John Dalton Street.

In June 1985, the conservation area was extended to include the area
bounded by Lloyd Street, Deansgate and John Dalton Street. Other
conservation areas have been designated or extended nearby, such that
all the Albert Square Conservation Area boundaries are common with the
boundaries of other conservation areas, creating comprehensive coverage
of the Victorian city centre.

Today the area has become a dynamic civic centre and is home to many
commercial activities. This has created a demand for accommodation for
visitors coming into the city for business, leisure and many other purposes.

Fig. 02 2019 Site Area- Aerial Photograph
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2. History of the site

65 Princess Street

65 Princess street is one end of a terrace of four Georgian town houses. The
other three form the Waterhouse pub, with an empty former recruitment
offices in the ground storey of 65. Accommodation above this is also offices.

The Grade Il listed building was originally erected as a town house towards
the end of the 18th century and subsequently became offices in the
mid-19th century. It faces the side elevation of Manchester Town Hall,
overlooking St Peter’s Square and is within the Albert Square conservation
area.

No 65 has been subject to a number of significant alterations during

its history, resulting in the loss of original external features that are still
apparent in the rest of the terrace. During the installation of the 20th
century shop frontage, the ground floor of the building lost a Tuscan
pilaster door-case with open pediment, panelled door and fanlight with
radiating glazing bars. The three step access observable in the neighbouring
properties was also lost to create a single step access to the shop. However,
the characteristic Georgian red brick has been retained above ground floor,
along with sandstone sills and splayed brick lintels to the windows.(Fig.06)

To the rear elevation, windows match those of the front facade at first and
second floor levels., however the rear facade has been rendered with a
whitewash finish. Victorian bay windows at ground level have been replaced
more recently, and the basement light well blocked up. There is also an
existing small white painted brick rear single storey extension dating to
Victorian times.

A comprehensive description of the site’s historic background is provided in
the Heritage statement (2019) by Paul Buttler Associates.

Fig. 03 Front elevation of the terrace of Georgian town houses from Manchester Town Hall
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3. Planning Overview

3.1 Planning Context

65 Princess street is one of a row of four Georgian town houses. The Grade Il
listed terrace, believed to date to the late 18th century, is located opposite
Manchester Town Hall in the civic centre of Manchester.

The ground frontage is a later addition assumed to be added in the 1970s.
The other elements pre-date the planning system.

The building was last used as a recruitment office (use class A2) and has
been vacant for several years. Since then the building has started to decay
but is structurally sound.

This planning application seeks permission for change of use from office to
hotel and for external changes to suit this proposed use. These consist of
demolishing the later single storey brick extension in order to rationalise
the building and create an attractive rear garden space which will also
improve views of the original rear elevation. We also propose the removal
and blocking up of two windows at the rear of the building at basement and
ground floor level which are assumed to be later additions. (Ref : Proposed
ground floor plan)

The Listed Building Consent application seeks permission for a number of
internal alterations to 65 Princess Street in order to further rationalise the
internal spaces in order to accomodate its proposed use, namely:-

] Reclaimed brick infill to rear wall at basement level as indicated on
Proposed Basement Plan

m  New internal partitions and blocking up of some existing openings
as indicated on plans, to all levels

m  The ground level of existing shop area to be elevated to match
original floor level, reintroducing 3 steps to the entrance from the
street access.

] Removal/relocation of doors inside the entrance : the access door
to the staircase leading to the first floor to be relocated further
towards the rear and the door to the front room to be removed
(Proposed ground floor plan)

m  Thetwo main ground floor rooms to be subdivided to create a
reception/lobby space at the front and a bedroom overlooking the
rear garden.

m  The ground floor room in the rear outrigger to be converted to a
hotel room, opening up to the rear garden that will be made more
spacious and presentable with the demolition of the painted brick
extension.

m  The existing three rooms to the first floor will be adapted to
accommodate three en-suite bedrooms for hotel use.

m  The same layout to be carried through to the second floor. This will
require an additional third storey to the rear outrigger as indicated
on the proposed second floor plan, and a small extension to make
the ground and first floor footprint square.

m  The existing basement layout adapted to accommodate a further
bedroom and en-suite, a WC and kitchen area. Rear basement
room to be extended out under the rear yard with the addition of a
lightwell in order to draw in natural light, as indicated on proposed
basement plan.

m  Associated plumbing and wiring works.

3.2 National Planning Policy

Legislative Background Planning matters in England are controlled and
regulated by law through Acts of Parliament. Development proposals for the
application site will need to be considered in light of: The Planning (Listed
Buildings and Conservation Areas) Act 1990, which sets out the statutory
requirements relating to the protection of listed buildings and conservation
areas and their settings.

The National Planning Policy Framework (NPPF), (DCLG 2012) has
encapsulated the previous national planning policy guidance concerning
the historic environment which was set within PPS5. Section 16 of the
NPPF, Conserving and Enhancing the Historic Environment, retains a clear
requirement for buildings and places of established heritage significance to
be protected.

National planning policy sets out what is required of local planning
authorities (LPAs) at both plan-making stage and at decision-making
stage (which is the stage that applies to this assessment), to conserve and
enhance the historic environment. Relevant provisions are summarised
below.

NPPF para 128 states that decision-makers require applicants to describe the
significance of the affected heritage assets with the level of detail required
proportionate to that significance;

NPPF para 129 states that LPAs should identify and assess the significance
of any affected heritage asset, taking into account the available evidence
and any necessary expertise, and take this assessment into account when
considering the impact of a proposal so as ‘to avoid or minimise the conflict
between the heritage asset’s conservation and any aspect of the proposal’;
and

NPPF para 131 states that LPAs should take into account:

- The desirability of sustaining and enhancing the significance of the
affected assets and ‘putting them to viable uses consistent with their
conservation’;

-‘The positive contribution heritage assets can make to ‘sustainable
communities including their economic vitality’; and

-‘The desirability of new development making a positive contribution to
local character and distinctiveness!

Para 137: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, or reveal the significance of, the asset
should be treated favourably!

http://www.guytaylorassoicates.co.uk
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3.3 Philosophy

The adopted conservation philosophy is that where existing fabric remains
it is to be restored or repaired, depending on its significance. Where fabric
has been lost, this is to be replaced with an element of ‘good’ design, which,
while not necessarily a copy, is appropriate to use and form.

3.4 Local Policies

The following policies are relevant to the proposed development of 65
Princess Street, extracted from the Manchester Core Strategy Development
Plan Document (July 2012)

Policy CC 9 : Design and Heritage

Design of new buildings will need to be of the highest standard in terms of
appearance and function. The standards and guidance explained in other
LDF policies should be the basis for the approach to design, with particular
attention to be given to the City Centre context and character.

Development in Manchester City Centre should preserve or enhance

the heritage assets that have been identified, including listed buildings,
conservation areas and scheduled ancient monuments. The Council will
support high density and mixed use development in the City Centre,

but developers must recognise the specific design challenges that must

be overcome to ensure complementarity of function and form. New
development must support the range of uses the Council expects in the City
Centre and contribute to a coherent and integrated physical environment.

The building, currently vacant, will make a valuable and practical
contribution to the city centre through good design that respects the
historic proportions and fabric of the building and maximises the potential
of the site without damaging the historic building.

Policy EN 1 : Design Principles and Strategic Character Areas

All development in Manchester will be expected to follow the seven
principles of urban design, as identified in national planning guidance and
listed above and have regard to the strategic character area in which the
development is located. Opportunities for good design to enhance the
overall image of the City should be fully realised, particularly on major radial
and orbital road and rail routes. Design and Access Statements submitted
with proposals for new development must clearly detail how the proposed
development addresses the design principles, reinforces and enhances the
local character of that part of the City and supports the achievement of the

Core Strategy Strategic Objectives.
1. City Centre Character Area

The City Centre contains a rich legacy which reflects its urban evolution

to the current day and includes listed buildings, conservation areas,
archaeological remains and an historic street pattern. Its core area presents
a particularly dense environment that accommodates a wide and closely
integrated range of uses including commercial, civic and residential
activities. Relative to the amount of development there is limited open
space and this includes a range of civic and less formal green spaces and
waterways. Outside the core and associated with the Inner Relief Route
there are less active and less densely developed areas with significant
elements of cleared land. The City Centre is the focus of the City’s transport
routes.

Developers will be expected to consider the City’s heritage and continue the
rich pattern of activity in the core area.

While there will be opportunities to create landmark buildings,
developments should also contribute positively to the experience of all at
street level.

Wherever possible the opportunity should be realised to enhance existing
and provide new areas of meaningful open space, and the maintenance
and improvement of the City’s permeability should be considered in all
proposals.

Policy EN 3 : Heritage

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.

The design for 65 Princess Street has proceeded from the starting point of
the sensitivity of the Grade Il listed building and surrounding conservation
area. Therefore all proposed alterations will aim to be light touch and
reversible where possible.ww

8  http://www.guytaylorassociates.co.uk

4. Pre-Planning Consultation

Pre-Planning Consultation

An initial pre-planning enquiry was issued with drawings and
supporting design statement. The principle of the development
was welcomed and the submission has reponded to the
comments made.

Fig 07. Proposed Views: From Princess Street (pre-planning enquiry)

Fig. 08 Proposed Main Elevation (pre-planning enquiry)

http://www.guytaylorassoicates.co.uk
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Fig. 08 Bird’s Eye View of rear Elevation (pre-planning enquiry)

Fig. 10 Proposed Rear Elevation (pre-planning enquiry)

10 http://www.guytaylorassociates.co.uk

5. Design and Access Statement

5.1 Use and Logistics

The new proposed scheme is for a boutique hotel in the heart of
Manchester.

Manchester city centre attracts both local and international visitors, creating
a demand for short term accommodation throughout the city. In recent
years there has been a surge in tourist numbers (for example, a 10% increase
in 2017 was reported in the Manchester Evening News), with business trips
also remaining popular. The recent public realm works in St Peters square
plus new corporate headquarter buildings makes this location an attractive
base for tourists and business travellers alike, near to many of Manchester’s
main attractions and with ideal transport links.

5.2 Design

This application seeks permission for internal and minor external alterations
to the late 18th Century Georgian town house.

The alterations aim to redesign and renovate the building, previously
used as offices, into a boutique hotel, recreating the ambiance and feel
of a Georgian town house by respecting the proportions of rooms and
maximising historic character.

In order to make the building suitable for use as a hotel, subdivisions
throughout the building will be modified, returning room divisions closer
to that of the original layout. All alterations have carefully considered the
significance and current condition of existing building elements.

Some of the key findings from site visits and surveys were:

- No original doors are present on site.
- No original cornices or skirting are present on site. (Some Victorian
skirtings are present)
- There is little evidence that the existing floor boards belonged to the
original
building.
- All walls have been re-plastered at a later stage of renovation.
- The only original ceiling present is located on the second floor level.

A detailed floor by floor description of the proposed scheme is provided
below.

http://www.guytaylorassoicates.co.uk
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External

Current

1.Timber windows not original, timber doors
not original, original red brick, tiles not original,
bronze windows not original.

2. Existing slate roof has been replaced with felt
underneath.

i

South East Facing Elevation South West Facing Elevation

3l | i
#iny Scott Recruitment [

B

1: Timber windows not original, timber doors not original, original red
brick, tile not original, bronze windows not original

2a: Existing slate roof has been replaced, with felt underneath

2b: Existing slate roof has been replaced with felt underneath

External

Current

3. Metal soil pipe not original.
4. Render not original and in poor condition.
5. Painted brick extension.

6. Timber window frames, curtain wall, reeded
glass and metal bars not original.

North East Facing Elevation North West Facing Elevation

0o m

i

W W, R

6: Palnted brick extension 7: Timber window frames, reeded glass and metal bars not original

12 http://www.guytaylorassociates.co.uk
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External External

1. New timber replacement windows to match

. rest of terrace.
Conserving/ T et T e
reinsatement to 2. New timber bay window. === ]
original L Nl s s sRR T Soaeas
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4. Existing slate roof retained.

5. Existing brick facade retained.

=
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6. Existing sandstone sills retained.

7. New timber door and fanlight to match rest of

I
- b
: {
terrace' | 1 : I ': Sl el Tt Bl Sl it il Sl Sl Bl |

8. New sandstone steps and stoneporchto |  BEERS | B e e ram TR e s s SRR e
T e e e
match terrace row. LT T T e P P I S L L L R T PP LT R .-g T T T
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9. Render removed, original brick retained on
rear elevation. ST TeTeTaTaTiTsTaT T Tty
L TEIEEL] L LR
10. Existing render replaced on outrigger.

11. Window on South West facing elevation filled

in
e
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: e = Fi =

I
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. . , , North East Facing Elevation North West Facing Elevation
South East Facing Elevation South West Facing Elevation
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Basement

Current

1. Door not original.

2. Staircase not original.

3. Original brick arch.

4. Timber prop not original.

5. Original beam rotten and previously
poorly repaired.

Existing Basement Plan

Basement

Current

6. Existing wall not structurally sound.

7. Existing clay tile floor.
8. Steel beam and pier not original.
9. Wall not original.

10. Sloping ceiling from non-original
stairs above.

1: Door not original 2: Staircase not original 3: Original brick arch

4: Timber props not original 5: Original beam rotten and poorly repaired

Existing Basement Plan

6: Existing wall not structurally sound

9: Wall not original

7: Existing clay floor tiles

10: Sloping ceiling from non-original stairs above

: Steel beam and pier not original

16 http://www.guytaylorassociates.co.uk
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10

Basement Ground Floor
Conserving/ 1. Original tiled floor to be retained. Current 1. Facade and entrance doors not original.
rel.n_'statlement e 2. Splice beam in the outrigger to be replaced (in 2. Floor to the front has been lowered with
hilietine! poor condition). new steel and floor joists.

3. The staff area is separated from the rest of the 3. False ceiling with non-original coving

basement by refilling a large opening believed to above.

be non-original. . -

4. Fire and alcove boxed in with plaster.

4. Rear area to be excavated to reinstate the : -

light-well which is currently blocked off. 5. Staircases not original.

5. Original brick arch to be retained and repaired. 6. Balustrade not original.

6. Non-original staircase removed and replaced

with original style staircase.
Additions/ 7.Timber props in the outrigger to be removed
alterations (non-original).

8. External tanking to the front wall required
(damp).

e

9. Staff area to be further sub-divided to create a
small store room and the existing small room to
the front left of the building to be converted into

|

a staff WC with lightweight partition walls.

10. South and West walls which are currently in . - -

poor condition to be opened up. 5 6

11. Opening size of rear wall to be increased to 1 4

accommodate larger doors onto the courtyard. 5

12. Pier to be removed and beam to be removed. 3

13. Sloping ceiling from non-original steps above liti lan f ] 4
: ping 2 tl P Demolition Plan for Basement PI‘OpOSCd Basement Plan 4: Fire and alcove boxed in with plaster 5: All staircases not original 6: Balustrade not original

removed. ! I

14. New service elevator. 1

15. Basement area to be tanked. Existing Ground Floor Plan

18 http://www.guytaylorassociates.co.uk http://www.guytaylorassoicates.co.uk 19



Ground Floor Ground Floor

Current 7. Flush fire doors and radiators not original. Current 10. Painted brick wall.

8. External flush door not original. 11. Light well with bars.

9. Woodchip wallpaper 12. Curtain wall not original.

_ 4 : - - i B ti"‘ o
10: Painted brick wall 11: Light well with bars

7: Flush fire doors and radiators not original 8: External flush door not original

Existing Ground Floor Plan Existing Ground Floor Plan

12: Curtain wall not original

9: Woodchip wallpaper
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Ground Floor

Conserving/
reinstatement to
original

1. Floor level of the 20th century shop front to
be raised to match the ground floor level of the
existing building, creating a 3-step access to
the entrance from street level to match those
of its neighbours eliminating the need for level
change within the corridor. Non-original steps
are removed.

2. New portrait windows reinstated to match the
rest of the terrace, facing onto the main frontage
of Princess Street.

3. Back wall of the reception room to be
reinstated in its original location, to provide the
delineation of public from private spaces in the
building.

4. New entrance porch to match terrace row

5. Fireplaces reinstated.

Additions/
alterations

6. Main entrance door set back to create a porch
while the existing entrance lobby and corridor
walls are removed to create a new reception
space.

7. Existing outrigger extended to the boundary
as shown on the demolition plan, consolidating
existing small spaces.

8. Non-original bay window removed to
accommodate a courtyard access door.

9. Demolition of existing painted brick extension
to allow for attractive private courtyard space as
shown on the Proposed Ground Floor Plan.

10. Existing bay window to be replaced to match
original windows on front elevation.

11. New service elevator

Demolition Plan for Ground Floor

L

(3

N
—

3

RECEPTION

Proposed Ground Floor Plan

First Floor

Current

1. Timber windows, secondary glazing and
shelving not original.

2. Electrical cabinet not original.

3. Stud wall, stair and handrail not original.

4. Original stair post from above.

Existing First Floor Plan

1: Timber windows and secondary glazing, shelving not original

3: Stud wall, stair and handrail not original

2: Electrical cabinet not original

4: Original stair post from above

22 http://www.guytaylorassociates.co.uk
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First Floor

Current

5. New roof and joists over.
6. WC skirting not original.
7. Timber curtain wall with reeded glass.

8. Original architrave.

| .-

7.
e ==

eessecllI—— | OO0

e

Existing First Floor Plan

7: Timber curtain wall with reeded glass

6: WC skirting not original

8: Original architrave

First Floor

Current

10. Fireplace boarded over, shelving not
orignal and radiator not original.

11. Original skirting and dado rail.

12. No coving on this floor.

24 http://www.guytaylorassociates.co.uk

Existing First Floor Plan

. L

10: Fireplace boarded over shelving and radiator not original

12: No coving on this floor

11: Original skirting and dado rail
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First Floor

Conserving/
reinstatement to
original

1. Removal of the plasterboarding on the original
handrail and the handrail carefully repaired as
required to reinstate to an original appearance.

2. Existing non-original internal partitions
removed to facilitate new layout and allow
consistent layout from ground floor.

3. Original corridor retained providing access to
two bedrooms.

4. All windows replaced with new units to match
the rest of the terrace row.

5. Wall to the outrigger removed.

6. Original architraves, skirting boards and dado
rails retained and restored where present.

7. Fireplaces uncovered and restored with
surrounds consistent with the period.

Additions/
alterations

8. Rear outrigger extended as on the floor below
to allow accommodation of a double guest
bedroom and en suite.

9. New light touch lightweight partitions form
en suites that could be reversed at a later date if
necessary without affecting the historic fabric.

10. New service elevator

Demolition Plan for First Floor

Second Floor

Current

1. Original architrave and dado. Plain skirting
skirting not original.

2. Radiators not original, no secondary glazing.

3. Plastered ceiling, no coving.

4

Proposed First Floor Plan

26 http://www.guytaylorassociates.co.uk

Existing Second Floor Plan

1: Original architrave dado and plain skirting, not original

3: Plastered ceiling, no coving

2: Radiators not original, no secondary glazing

http://www.guytaylorassoicates.co.uk 27



Second Floor

Current

4. Fireplace boarded over.
5. Flush fire doors not original.

6. Attic re-roofed wth felt. Original timber with
some strengthening.

7. Reeded glass window not original

E = o= =k

Existing Second Floor Plan

5: Flush fire doors not original

¥

6:: Attic re-roofed with felt. Orginal timber with some strengthening 7: Reeded glass window

Second Floor

Current 8. Part original stair with plaster in fill.
9. Stud wall with wired glass.

10. Original skirting.

28 http://www.guytaylorassociates.co.uk
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Existing Second Floor Plan

8: Part original stair with plaster in fill

10: Original skirting

9: Stud wall with wired glass

http://www.guytaylorassoicates.co.uk 29



Second Floor

Conserving/
reinstatement to
original

1. Existing non-original internal partitions
removed to facilitate new layout and allow
consistent layout from ground floor.

2. All windows replaced with new units to match
the rest of the terrace row.

3. Plaster infill removed to reinstate original
staircase.

4. Original architraves, dado and skirting retained
and restored where present.

5. Fireplaces uncovered and restored with
surrounds consistent with the period.

Demolition Plan for Second Floor

2

Proposed Second Floor Plan

30 http://www.guytaylorassociates.co.uk

5.3 Materials

Existing building

Material choice for the existing building reflects its history and situation
within a conservation area, aiming to be in keeping with its history and
surroundings. Replacement windows will be timber sash with the small
panes characteristic of Georgian windows. This will match the rest of the
terrace.

The shopfront itself is tired and not in keeping with the conservation area.
This is to be removed to accomodate the change of function and a restored
porched entrance.

The new entrance and steps aims to restore an aspect of the building
previously lost. The stair design and proportions will copy that of the
Waterhouse as accurately as possible, in worked sandstone. The front door
will be timber in a Georgian style, with a curved fanlight.

New Extension

The new extension will blend seamlessly with the existing rendered rear,
with all windows in a Georgian style and generally following the language
of Georgian architecture, such as small paned sash windows which reduce in
size up the building, string courses and a decorative cornice to the parapet.

Green wall/screen

A living wall will be provided to the rear boundary with The Waterhouse, in
order to screen the pub’s unsightly services from the view of guests in the
hotel bedrooms.

Living walls typically provide a number of benefits in addition to the
aesthetic appeal, including deflecting water from walls during heavy rain,
providing an extra layer of insulation, improving air quality and reduced
noise pollution.

A panel-style living wall system such as sagegreenlife, comprised of plants
such as Sedum grown in cells and including its own irrigation system
provides a robust growing environment.

¥ EEERE
i & W

Fig. 11 Traditional Georgian front door with curved fanlight

Fig. 13 Traditional Georgian house, rendered with smaller windows above, string course and

Fig. 12 Proposed bullnosed sandstone stair

=1
1l 3

Fig. 14 Green wall at Deansgate Station in Manchester
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Interior Details

No. 65 Princess Street is one of a row of four late 18th century Georgian
town houses with the others forming the Waterhouse Public House. The
building has been subject to a number of alterations during its history
resulting in the loss of many original interior features that are still apparent
in the rest of the terrace including the original doors, architraves, cornicing
and skirting.

The proposed scheme for a luxury boutique hotel aims to recreate the
ambience and feel of a Georgian town house by maximising historic
character.

In order to reinstate as accurately as possible the original internal features

of the building, it is proposed that the features are reinstated as they are in
the current building where they are present or as they are in the Waterhouse
Public House where they are not.

For features which are not currently present in either building, it is proposed
that new finishes consistent with the period and in keeping with the
aspirations for a luxury hotel are used.

3: Original stair post from above 4: Original skirting and dado rail

1: Original stair detail

5: Original skirting board

2: Original architrave

6: Original architrave
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The Waterhouse Public House

The Waterhouse Public House retains many of its original features which can
be used as a reference point for sympathetically restoring No. 65 Princess
Street.

A look around the property reveals two different styles of cornice - one more
detailed and one simpler, as well as two different styles of stair which can be
applied in the new design.

The building also gives reference points for restoration of the front door,
skirting, architraves and internal doors.

3: Simple stair detail in The Waterhouse 4: More elaborate stair detail in The Waterhouse

1: More elaborate dentil style coving in The Waterhouse

5: More elaborate stair detail in The Waterhouse

6: Original timber sash window in The Waterhouse

http://www.guytaylorassoicates.co.uk
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7: Front door detail at The Waterhouse

11: Skirting and stair detail at The Waterhouse

12: Architrave detail at The Waterhouse

9: Skirting, dado and architrave at The Waterhouse

13: Window detail at The Waterhouse

10: Ceiling rose at The Waterhouse

14: Dentil style coving at The Waterhouse
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15: Front door detail at The Waterhouse

19: Front door detail at The Waterhouse

16: Front door detail at The Waterhouse

. ——

20: Front door detail at The Waterhouse

17: Front door detail at The Waterhouse

21: Window detail at The Waterhouse

18: Front door detail at The Watehouse

22: Window detail at the Waterhouse

http://www.guytaylorassoicates.co.uk
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Additional Features

Details such as fireplace surrounds are not in evidence at The
Waterhouse or in the existing building so it is proposed that

Fire Surrounds

There were a number of different styles of fire surrounds used
during the Georgian period with early Georgian surrounds mae
of stone, which continued to be used in many entrance halls and
kitchens until the end of the era. From the 1720s onwards white
statutory marble came into use for more ordinary fireplaces as
an alternative to stone. Examples of Georgian fire surrounds are
indicated.

Fig. 15 Reproduction Georgian fireplace

Fig. 16 Reproduction Georgian fireplace
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Radiators

Although there are no radiators that are specific to the Georgian
period, traditional cast iron radiators from the later Victorian

period are often used to maintain a period feel within a property.

Examples of a cast iron radiator and a similar style towel radiator
for a bathroom are indicated.

Shutters

It is proposed that shutters are used for the rear of the property.
A sympathetic shutter style is indicated.

Fig. 19 Period-style shutters

Fig. 18 Traditional Style Towel Radiator
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Existing Retained Decorative Elements Existing Retained Decorative Elements

Existing Basement Plan Existing Ground Floor Plan Existing Second Floor Plan
Existing First Floor Plan
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Proposed Window Details Proposed Window Details

Georgian style coving to
match 67 Princess Street

ALk
|__; —— Georgian style dado rail to
- match 67 Princess Street

Georgian style skirting to
match 67 Princess Street

Georgian style window timber painted cill
suround to match 67
Princess Street

i
1
LN %

New timber sash windows to match

New timber sash windows to match '
the terrace row
existing

Georgian style dado rail to
match 67 Princess Street —————— AET] -

Sl

| |
1 <—— stone cill
| N
1l . - ) & Georgian style window
; ) : . . = suround to match 67 Georgian style window ——————>
timber painted cill 1o i (5 L = Princess Street suround to match 67
1 |

Princess Street

e

Georgian style window
suround to match 67
Princess Street

timber painted cill 3
P i L T B T 300-001
o | - | )
— —t ] timber painted cill ———>

. ¢ ) X —
stone cill Georgian style window L - |

suround to match 67 =
Princess Street

New timber sash windows to matc
the terrace row

G ian style timber

g

painted paneling

New stone cill to front elevation
to match existing

New metal plant box

Georgian style dado rail to

J/i match 67 Princess Street

New brick to front elevation to
match existing

« 4 — New stone cill to front elevation
to match existing

et New brick to front elevation to
match existing

Window Detail Type 2 Window Type 2 Elevation Window Plan Type 2

Window Type 2 Section

) ) Window Type 1 Section Window Plan Type 1
Window Detail Type 1 Window Type 1 Elevation
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Proposed Window Details

Window Detail Type 3

Window Type 3 Elevation

.é:— timber painted cill —————————>" "¢

o

~—<—— Georgian style coving to [ St R

match 67 Princess Street

Window Type 3 Section

the terrace row

existing stone cill

Georgian style dado rail to

match 67 Princess Street
Georgian style skirting to
match 67 Princess Street

Georgian style window
suround to match 67

[ Princess Street
. ) Lol - .
existing secondary glazing ——————> existing secondary glazing
retained retained
timber painted cill
New timber sash windows to match
the terrace row
W

ie
Georgian style window ——m————> ol
suround to match 67 T
Princess Street i

2
Georgian style dado rail to
match 67 Princess Street

\;_ . ndis . )
“owe peee s &———— New timber sash windows to match

Window Plan Type 3

New timber sash windows to match
the terrace row

existing stone cill
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Proposed Cornice Details

Cornice Detail Type 1

Georgian style coving to
match 67 Princess
Street

Georgian style coving to
match 67 Princess Street

Georgian style dado railto ———————>

match 67 Princess Street

Georgian style skirtingto ——————>

match 67 Princess Street

Cornice Detail Type 1

Georgian style coving to
match 67 Princess Street

Cornice Section Type 1
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Proposed Cornice Details Proposed Dado Details

Georgian style coving to
] match 67 Princess
J— ' Sireer
Georgian style covingto ———————
match 67 Princess gare

Street

Georgian style coving to
match 67 Princess Street

Georgian style dado rail to
match 67 Princess Street

Georgian style dado railto ——————> Georgian style dado rail to
match 67 Princess Street match 67 Princess Street

Georgian style dado rail to

Georgian style coving to
match 67 Princess Street — 9 A g

match 67 Princess Street

Georgian style skirting to
match 67 Princess Street

Georgian style skirtingto ————>

matoh 87 Prncess Sioe | |

Cornice Section Type 2 Cornice Section Type 2
Cornice Detail Type 2 Cornice Detail Type 2

Cornice Detail Type 2 Cornice Detail Type 2
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Proposed Skirting Details Proposed Internal Door Details

Georgian style coving to
match 67 Princess

Street
l - ]
!
)
I |
&—————————————————— Georgian style architrave to
match 67 Princess Street
. . [55
) o . . E Georgian style dado rail to
Georgian style skirting to Georgian style skirting to ———— match 67 Princess Street
match 67 Princess Street match 67 Princess Street
| 1
Georgian style period door to
match 67 Princess Street
Georgian style dado rail to .
match 67 Princess Street ] |

e Georgian style skirting to

match 67 Princess Street

&———————————————— Georgian style plinth block to

match 67 Princess Street

Georgian style skitingto ———————>

match 67 Princess Street

Door Plan Type 1 Door Plan Type 1
Door/Architrave/Skirting Detail Type 1 Internal Door Elevation Type 1 Door/Architrave/Skirting Detail Type 1 Internal Door Elevation Type 1
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Proposed Internal Door Details

Door/Architrave/Skirting Detail Type 2

Georgian style coving to
match 67 Princess Street

Georgian style architrave to
match 67 Princess Street

glass sliding door —————>

Georgian style architrave

to match 67 Princess Street
1 : & Georgian style dado rail
e —— | — to match 67 Princess street

~ <&———— Georgian style skirting to

match 67 Princess Street
<&————— Georgian style plinth block to

__ T

Door Plan Type 2
Internal Door Elevation Type 2

Proposed External Door Details
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New Georgian style external light

Sign TBC

New brick to front elevation to
match existing

External Door Elevation

New porch to match adjoing
building

Georgian style timber front door to match
adjoing building

New sandstone steps

i
e
—

Georgian to match adjoing
building

= Georgian style timber front door to match
adjoing building

&————— Georgian plinth block

Entrance Door Internal View

http://www.guytaylorassoicates.co.uk 49



Proposed External Door Details

gy

& New Georgian style external light

New sandstone porch to match adjoing
building

Georgian style timber front door to match
adjoing building

New sandstone steps

External Door Section Detail

New timber sash windows to match
the terrace row

New brick to front elevation to
match existing

New sandstone porch to
match adjoing building

Georgian style timber front
door to match adjoing building

Entrance Door Plan Detail

New steps

Proposed Internal Staircase Details

proposed Georgian dado rail to match 67 Princess Street

proposed Georgian staircase

baluster no more than 100mm apart to match

original railing on the 2nd floor
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proposed Georgian skirting to match 67 Princess Street

Internal Staircase

ive stringer match 67 Princess Street

timber over the post handrail to match
67 Princess Street

proposed decorative newel post
to match 67 Princess Street

0 more than 100mm

3P lhan 10X

0 moge than 100mm
e than 2

Staircase Elevation
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Proposed Balustrade Detail

planting

toughened and laminated balustrade

AT composite decking floor
I =1 \"- adjustable decking and paving support pads
. r 'F' Shaped Base Channel Profile

e fer——r——————

render to match existing

retaining wall to SE's detail

Balustrade detail
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Proposed Tanking Detail

existing wall

timber stud wall to SE's spec.

accoustic insulation

MR plasterboard

tanking to ialist detail fixed to outerside of the timber stud

floor tanking on the top of the existing

taking floor drain
taking floor drain bedding

Tanking Detail

existing wall
MR d with insulation
tanking to ialist detail fixed to existing wall due to space restriction

period decorative elements

taking floor drain
taking floor drain bedding
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Proposed Parapet Detail Proposed Planter Box Detail

lead caping

== ":]I far Tessl stone cill to match existing

proposed plant

proposed parapet
| 3
proposed stone imitation cill

metal plant box

to match existing proposed brick wall to match existing

proposed rooflight & render to match existing

proposed single ply roof

discreet bracket fixing to specialist detail

Parapet Detail

1

1

i

i

[l

i

1

I
—_—
.
e

§

Metal Box Planter Detail
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Proposed Decorative Elements

Window Detail Type 1
Window Detail Type 2
Window Detail Type 3
External Door Detail
Internal Door Detail Type 1

Internal Door Detail Type 2

Skirting Detail Type 1

Ceiling Edge Detail Type 1
Ceiling Edge Detail Type 2
Dado Rail Type 1

- Retained Decorative Elements

Proposed Basement Plan

ch existing on the second floor

t
i
i
i
1
i
i
L

4
j ceting rose L
P

LS

5

&
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Proposed Decorative Elements

Window Detail Type 1 -

- Window Detail Type 2

Window Detail Type 3

i
I

External Door Detail
I | Internal Door Detail Type 1
Internal Door Detail Type 2

Skirting Detail Type 1

&= === Ceiling Edge Detail Type 1
Ceiling Edge Detail Type 2

- ===~ Dado Rail Type 1
Retained Decorative Elements

Proposed Ground Floor Plan

Door Panel Type 1 - 6 panel Georgian period door FD30s
Door Panel Type 2 - 6 panel Georgian period door

Door Panel Type 3 - glazed panel door

Door Panel Type 4 - external safety timber period panel door

Door Panel Type 5 - external safety panel door
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Proposed Decorative Elements Proposed Decorative Elements

Window Detail Type 1 . Door Panel Type 1 - 6 panel Georgian period door FD30s Window Detail Type 1 .. Door Panel Type 1 - 6 panel Georgian period door FD30s
- Window Detail Type 2 : "'__ Door Panel Type 2 - 6 panel Georgian period door - Window Detail Type 2 |: _':| Door Panel Type 2 - 6 panel Georgian period door
Window Detail Type 3 . Door Panel Type 3 - glazed panel door Window Detail Type 3 - Door Panel Type 3 - glazed panel door
External Door Detail - Door Panel Type 4 - external safety timber period panel door | External Door Detail - Door Panel Type 4 - external safety timber period panel door
| Internal Door Detail Type 1 Door Panel Type 5 - external safety panel door

| . Internal Door Detail Type 1 Door Panel Type 5 - external safety panel door
Internal Door Detail Type 2

Skirting Detail Type 1
Ceiling Edge Detail Type 1

Internal Door Detail Type 2

Skirting Detail Type 1
..... Ceiling Edge Detail Type 1
Ceiling Edge Detail Type 2 Ceiling Edge Detail Type 2
~ = === Dado Rail Type 1
- = = = Retained Decorative Elements

- Dado Rail Type 1
Retained Decorative Elements

-I 1 -
I- . I-
! £ I
Ir Lf
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Proposed First Floor Plan Proposed Second Floor Plan
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5.4 Design Aspirations

5.5 Plant, servicing and waste management strategies

External plant will be accommodated on the flat roof of the new rear
extension, with internal plant in the basement store area where possible.

Services will be pipework and electrical. MVHR is not proposed.
Penetrations through original fabric will be minimized by routing these
through new areas of wall and existing openings. Any vents and intakes will
be to the roofs except for trickle vents.

Waste will be stored in the basement, adjacent to the kitchen area. In line
with Manchester Council’s waste management advisory document, the
hotel will employ waste bag collections as there is no available external
space to create a waste store, which would not be appropriate on the
street side and inaccessible to the rear. Due to the small size of the hotel,
it is estimated that 1500l of waste disposal (advised for 20 diners) will be
sufficient, including all types of recycling.

Any external plant to be located above the new extension hidden by
parapet from the ground floor.

proposed AC 10 speciaist detal

| @ contn comrmeeso

built in wardrobe

External Plant Hidden by Parapet Air Conditioning Unit in Wardrobe Detail
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5.6 Disabled access

The ground floor layout of the proposal is suitable for disabled access,
with one of the ground floor hotel rooms and associated bathroom able to
provide a sufficient turning circle, door and corridor width to accommodate

Wheelchair ramp

Due to the small size of the hotel, all rooms will be prebooked and the
proprietors will be aware of any accessibility requirements and able to meet
visitors on arrival.

a wheelchair, meeting the needs of wheelchair users. ) ) ) ) )
A portable ramp will be kept in the reception area that will be put in place to

allow wheelchairs to traverse the three new steps at the front entrance.

A ramp such as the 8ft Aerolight Xtra suitcase-style folding wheelchair ramp —

would project ¢.1500mm onto the pavement leaving ¢.3000mm of clear { _
space to the kerb. . {

It is not currently envisaged that disabled access will be provided to rooms
to the basement, first and second floors due to the tight space constraints
of the building and the obtrusive effect of introducing a lift on the historic
fabric. No activity or facility is accommodated on these floors that is not
available on the ground floor, thus, in line with disability legislation, any
disabled person would not be disadvantaged by this.

¢ ey

A management strategy would be put in place for the use of cones to avoid
any issues with pedestrians.

¢ NewGeorgian style external light

New timber sash windows to match
b tlerace row

B el

Corridors are wide enough to
accommodate self propelled (760mm)or |
pushed (800mm) wheelchairs 4 i

e bt

il

Ground floor room allows for 1.5m turn-
ing circle

tyle timber front
joor to match adjoing building

Wet room can provide 1.5m
manoeuvring space

& New sandstone porch to match adjoing
bui

P
ilding Portable folding wheelchair ramp

Doorsets will be minimum 910mm
space to turn

Georgian style timber front door to match
adjoing building

Approx 3m clear distance to kerb

RECEPTION

760mm wheelchair route indicated

Potai tking whasha ramp
v I SVt J

1490

o
WA | = i Portabl illb ided to all Suitcase-Style Folding Wheelchair R
| @ = 4 ortable ramp will be provided to allow uitcase-style Folding Wheelchair hamp
‘ ‘ visitors to traverse three steps to front

door

Entrance Door/Section Details Entrance Door Plan Detail

62 http://www.guytaylorassociates.co.uk http://www.guytaylorassoicates.co.uk 63



6. Bibliography and References

GUY
TAYLOR

ASSOCIATES

http://www.mpa.org.uk/insight/news/ziferblat-announces-another-new-branch-opening-in-manchester Contact

https://historicengland.org.uk/listing/the-list/list-entry/1247388
Newark Office:
Manchester’s Local Development Framework/ Core Strategy/Development Plan Document/11Aug2012 Top Lock Studio
Navigation Yard
Newark NG24 4TH
t: +44 (0)1636 605100
e: newark@guytaylorassociates.co.uk

Manchester Office:

Trafalgar House

5-7 High Lane

Manchester M21 9DJ

t: +44 (0)161 8261042

e: manchester@guytaylorassociates.

Appendices 00 Uk
Sheffield Office:
Roco 342

Appendix A Glossop Road
Shefffield S10 2HW

Heritage Statement by Paul Butler Associates t: +44 (0)114 299 1405

e: shefffield@guytaylorassociates.co.uk

Derby Office:

Long Mill

Darley Abbey Mills

Derby DE22 1DZ

t: +44 (0)1332 477525

e: derby@guytaylorassociates.co.uk

RIBAWY .. Landscape

"._ .__'.* 7 Adchitectural Technalagiies IﬂStitute

H - Reqgistered Practice e
Chartered Practice I | | Inspiring great places

w: guytaylorassociates.co.uk

This document has been prepared by: Guy Taylor Associates (GTA NORTH LIMITED) | Job no: 19-0017 | Date: January 2020 | Status: Draft | Rev: -D

All rights reserved. No part of this document may be reproduced in any form without the prior written permission from the author. This document and the material contained in it is the property of GTA NORTH LIMITED and is given to you on the understanding that such material and the
ideas, concepts and proposals expressed in it are the intellectual property of GTA NORTH LIMITED and protected by copyright. It is understood that you may not use this material or any part of it for any reason other than the evaluation of the document unless we have entered into a further
agreement for its use. The document is provided to you in confidence, on the understanding it is not disclosed to anyone other than those of your employees who need to evaluate it. Ordnance Survey data © Crown Copyright. Photographic images used throughout this document have
been provided by the author or acquired from open sources. Where copyright material has been used all reasonable effort has been employed to acknowledge ownership.

64 http://www.guytaylorassociates.co.uk



