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1.0 HISTORY AND CONTEXT 
1.1 History 
 

Figure 1.1 – Historical drawing of London Road Fire Station 
 
As part of the developing warehouse district around London Road and Whitworth Street the site for a new fire station 
was chosen at the start of the 20th Century. Station Chief George William Parker was instrumental in developing the 
brief, having set up new fire stations in Bootle and Belfast. The architectural competition was won by Woodhouse, 
Willoughby and Langham in 1901 and the building opened in 1906.  
 
It was designed to be multi-functional from the outset and anticipated the transition of the fire service from horse 
drawn to motorised engines. It was in service for 90 years before being decommissioned in 1986. It was listed at Grade 
2* in 1974.  
  
It was purchased by Brittania Hotels in 1986 and was placed on the Historic England Buildings at Risk Register in 2010. 
The site was acquired by Allied London in 2015 and the restoration and transformation of the building has been split 
over two phases.  
  
Phase 1 of the project completed in 2019 involved the complete restoration of the external fabric (structural 
stabilisation, new roof coverings, window and external door repair, brickwork and terracotta repairs). Phase 2 works 
were then commenced to bring this landmark building back to life, including a new hotel, restaurants, bars, cafes and 
a variety of event and workspaces. 
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1.2 Context 
 

Introduction 
The building is a triangular plot formed by London Road to the east and Minshull St South to the west, with the northern 
edge of the site facing Whitworth St and the south fronting onto Fairfield St. The building was listed Grade 2* in 1974 and 
is in the Whitworth St Conservation Area. 
 

Whitworth Street Conservation Area 
“The Whitworth area is uniquely Mancunian in character; its physical form being established by the wealth of fine 
Victorian and Edwardian buildings erected between 1850 and 1920. They reflect the historical importance of the textile 
industry in the city.  
 
The conservation area was designated by the City Council in September 1974, and was bounded by Oxford Street, 
Portland Street, Abingdon Street, Bloom Street, Chorlton Street, Cobourg Street and the Piccadilly to Oxford Road 
railway viaduct. It was extended in June 1985 to include an area bounded by Whitworth Street, London Road and the 
above viaduct.” 
 
Above extract from Manchester City Council website detailing Whitworth Street Conservation Area. 
 

Surrounding Uses 
The surrounding building uses vary from mixed-use commercial and retail to student accommodation, hotels, and 
university/college buildings. 
 

1.3 Works undertaken to date 
 
Phase 1 of the project completed in 2019, delivered by Allied London involved the complete restoration of the external 
fabric (structural stabilisation, new roof coverings, window and external door repair, brickwork and terracotta repairs)  
 
Phase 2 works were then commenced which look to deliver the final phase of the project to bring this landmark 
building back to life. This includes a new hotel, workspaces, restaurants, bars, cafes and a restored courtyard space. 
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2.0 APPROACH TO CHANGE 
2.1 Overview 
The original building was praised on its completion as it was ‘characterised by its subtle integration of multi-purpose 
uses’.  
  
The building has an expressive Edwardian Baroque façade constructed in durable Accrington Brick and Burmantoft 
terracotta. The interiors were similarly both decorative and robust with glazed bricks or tiles to the functional spaces.  
  
The building's interior, originally divided into a range of public, semi-private and private spaces set within a regular 
structural grid anticipated change and allowed it to be repurposed for a variety of new uses.  
  
The revised scheme looks to those original qualities identified in the original Heritage Statement above and seeks to repair 
and conserve existing fabric and form where possible. Several significant interventions that were consented previously, 
including the proposed courtyard basement extension, roof terrace and glazed canopy to the full perimeter of the courtyard 
elevation have now been omitted, providing a greater clarity and legibility to the form of the exterior and interior of the 
building. A restorative approach to the building’s interiors will be applied to High significance areas such as the Coroner’s 
Court with other areas taking a more gradated approach to existing building fabric which will be left as found with only 
treatment to stabilise the current condition to be applied. The involvement of a new hotel operator has resulted in the need 
for less cellular spaces, particularly to basement and ground floors. As such, less partitions are required. The fire strategy has 
also been revised with the particular benefit in relation to the former cells which can be retained in their existing format as 
well as the retention of the historic stair within the courtyard area. This provides a historic lens through which visitors and 
occupants will be able to appreciate the changes to the building fabric that have occurred during its lifetime. 
 

2.2 Reduced interventions 
 
The overall strategy for these proposed changes has been one of reduction, both in terms of changes to existing fabric but 
also in terms of the building services strategy. 
 
These are summarised as follows 
 
COURTYARD 
 
On reflection, it is considered that a full canopy around the perimeter of the courtyard is not required. The glass canopy 
to the courtyard has therefore been removed. A canopy to the hotel will be retained to the entrance for convenience and 
wayfinding. This should also be read in conjunction with the separate condition discharge for the courtyard works, which 
seeks to retain the existing paving to the courtyard and match this with new paving where this is to be installed. Overall, 
this is viewed as a positive as it allows the courtyard to be closer in character to its original form. For details of the 
proposed changes, please refer to section 3.1 Consented Layouts vs. Proposed Layouts. 
 
The existing external stair to the courtyard will be repaired and retained in situ. It was intended that this stair would be 
used as part of the circulation / fire strategy. However, it has proved extremely difficult to make the stair safe for use due 
to inherent structural issues. As such, it is to be retained in situ and fixed metal decorative panels will be attached to it 
which prevent its use. The circulation and fire strategies have been updated in response. Retention of the stair will 
constitute a moderate benefit. For details of the proposed changes, please refer to section 3.2 Consented Layouts vs. 
Proposed Layouts. 
 
 
MEP SERVICES STRATEGY 

 
A vertical riser solution has been incorporated instead of the previous strategy of horizontal services distribution. This has 
the benefit of resulting in significantly fewer service penetrations into the historic fabric, including the roof and particularly 
the Fairfield St Courtyard elevation which had several large vent positions previously included. 
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3.0 CHANGES TO LAYOUTS & ELEVATIONS 
3.1 Consented Layouts vs. Proposed Layouts 
In relation to variation of the condition which lists consented plans relating to Planning and LBC applications 
 
PLAN CHANGES 

BASEMENT 

Former Police Station 

• Spa facilities now omitted – proposed partition walls removed from scheme. 
 

Former Engine Shed 

• Goods lift now omitted requiring less removal of historic fabric from engine shed. 
• Introduction of Stair 14 to create connection between basement and GF level. 
• The fire strategy has resulted in the introduction of a new Lobby to the base of Stair EX02 meaning that there is 

no need for intervention at the courtyard level.  
• Relocation of partition walls. 
• Timber screen noted on Statement of Significance no longer exists. Wall to be installed to this area in line with 

Fire Strategy. 
• Ramps and Slopes added to create level access from new Lift 5. 
• Slopes are introduced to Unit A and associated back of house (i.e. the basement to Fairfield Street) to respond to 

changes in floor level. 
 
Hotel & Former Gas meter testing room 

• Proposed screening room partition walls no longer required and omitted 
• Hotel basement layout revised following feedback from operator.  
• Risers relocated. 
• New bar area included. 
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Figure 3.1a – Basement Layout: Above: Consented scheme comparison and Below: proposed GA plan  
 

COMPARATIVE PLANS – BASEMENT LEVEL 

PREVIOUS LAYOUT – NOW OMITTED 
 
PROPOSED AMENDMENT TO LAYOUT 
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GROUND FLOOR 

Former Police Station 

• Wall layout re-arranged to suit the requirements of the fire strategy. This resulted in a change to this strategy that 
allowed the retention of the existing prison cell doors by creating an additional protected lobby. 
 

Former Ambulance Bay/Workshop 
 

• Riser 10 now amended to become a riser cupboard contained within the overall enclosure for lift 6 and only at 
GF level, resulting in less removal/covering of historic fabric. 

• Removal of existing timber door and screen above, replacement of remaining screens at GF level with new fire 
rated screens. These are full screens with no subdivisions, except at the uppermost curved window, set deep into 
the existing window reveals to maintain the existing aesthetic of a full opening that exists at present. 
 

Former Engine Shed 

• Goods lift now omitted requiring less removal of historic fabric. 
• New Riser 14 created for vertical services distribution to 2F. 
• Relocation of partition walls. 

 
Hotel & Former Gas meter testing room 

• Full length glazed canopy omitted and individual canopy to be provided to the hotel entrance. 
• WCs relocated to basement. 
• GMT – Inclusion of new Riser 41 for vertical services distribution and creation of protected lobby between the 

former gas meter testing room and Stair 2. 
• Layout for Lift 1 & 2 simplified and improving accessibility by removing requirement for stairs between lobby and 

reception. 
• Goods lift size increased following feedback from hotel operator. 
• WCs relocated to basement to allow space for Hotel Bar Area. New riser and dumb waiter also included to this 

area. 
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Figure 3.1b – Ground Floor Layout: Above: Consented scheme comparison and Below: proposed GA plan 
 

COMPARATIVE PLANS – GROUND FLOOR LEVEL 

PREVIOUS LAYOUT – NOW OMITTED 
 
PROPOSED AMENDMENT TO LAYOUT 
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FIRST FLOOR 

Former Police Station Accommodation 

• 2no. new external doors proposed to existing window openings in response to fire strategy. This allows direct 
egress from the former duplex apartments and allows the retention of the existing timber stairs and balustrades. 
 

New workspace kitchenette, lift lobby and WCs 

• Riser 10 now omitted as this is required to GF only as part of revised MEP strategy, so removal of historic fabric 
omitted from the proposals in this area. 

• Workspace WC Layouts amended to retain existing windows and daylight to these areas. 
 

Workspaces to Fairfield St 

• Partitions proposed to segregate workspaces have now been omitted.  
 

Hotel Areas 

• Full length glazed canopy omitted and individual canopy to be provided to the hotel entrance. 
• Hotel room layouts amended following feedback from operator. 
• GMT – Inclusion of new Riser 41 for vertical services distribution and creation of protected lobby between the 

former gas meter testing room and Stair 2. 
 

Workspaces to Whitworth St 

• Lobby to workspace 120a increased in size to allow change in level to be accommodated. 
• Introduction of two external doors to the first-floor workspaces to Whitworth Street means that existing fabric 

on stairways can be retained and ensures compliance with the proposed fire strategy. These doors are proposed 
to former window opening positions. 

• Riser 32 included as part of new vertical riser strategy. 
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Figure 3.1c – First Floor Layout: Above: Consented scheme comparison and Below: current GA plan  
 

COMPARATIVE PLANS – FIRST FLOOR LEVEL 

PREVIOUS LAYOUT – NOW OMITTED 
 
PROPOSED AMENDMENT TO LAYOUT 
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SECOND FLOOR 

New workspace kitchenette, lift lobby and WCs 

• Stair S10 lobby partition wall moved from proposed position to create more covered area. 
• Riser 10 now omitted as this is required to GF only as part of revised MEP strategy, so removal of historic fabric 

omitted from the proposals in this area. 
• Workspace WC Layouts amended to retain existing windows and daylight to these areas. 

 
Hotel Areas 

• Hotel room layouts amended following feedback from operator. Changes have arisen for various reasons, for 
example changes to the hotel layout due to steelwork positions. 

 
Workspaces to Whitworth St 

• Riser 32 included as part of new vertical riser strategy. 
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Figure 3.1d – Second Floor Layout: Above: Consented scheme comparison and Below: Proposed GA plan  

COMPARATIVE PLANS – SECOND FLOOR LEVEL 

PREVIOUS LAYOUT – NOW OMITTED 
 
PROPOSED AMENDMENT TO LAYOUT 
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THIRD FLOOR 

New workspace kitchenette, lift lobby and WCs 

• Stair S10 lobby partition wall moved from proposed position to create more covered area. 
• Riser 10 now omitted as this is required to GF only as part of revised MEP strategy, so removal of historic fabric 

omitted from the proposals in this area. 
• Workspace WC Layouts amended to retain existing windows and daylight to these areas. 

 
Hotel Areas 

• Hotel room layouts amended following feedback from operator. Changes have arisen for various reasons, for 
example changes to the hotel layout due to steelwork positions. 

• Lift Lobby Walls amended from proposed position. 
• Stair S11 omitted as roof terrace is no longer proposed, so no access required. 

 
Workspaces to Whitworth St 

• Riser 32 included as part of new vertical riser strategy. 
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Figure 3.1e – Third Floor Layout: Above: Consented scheme comparison and Below: Proposed GA plan  
 

COMPARATIVE PLANS – THIRD FLOOR LEVEL 

PREVIOUS LAYOUT – NOW OMITTED 
 
PROPOSED AMENDMENT TO LAYOUT 
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ROOF 

• The original roof plan had a roof terrace area access from a new stair from 3F. In addition to this, the MEP 
strategy required multiple penetrations through the pitched roof areas across the building.  

• Stair S11 is proposed to be removed as the roof terrace has been omitted from the scheme, meaning that access 
to the roof for the general public is no longer required. The consented glass balustrading to roof level is to be 
replaced with a simple metal balustrade. 

• The revised MEP Strategy includes strategically placed vertical risers to allow more concentrated distribution 
through the building and localised distribution of services to the Hotel and Workspaces. This has significantly 
reduced the number of penetrations through the pitched roof areas and allowed any penetrations to be situated 
in either the new build elements of the roof on the hotel plant deck, the area of flat lead roof above the 
workspaces on Whitworth St or within the flat roof areas of the new risers to the walkway perimeter 
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Figure 3.1f – Roof Layout: Above: Consented scheme comparison and Below: Proposed roof plan has been able to significantly 
reduce services penetrations through roof area via revised MEP Services Distribution strategy.  

COMPARATIVE PLANS – CURRENT ROOF PLAN 

COMPARATIVE PLANS – PROPOSED ROOF PLAN 
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ELEVATIONS 
 
A similar approach of adopting conservation principles of reduction and alignment with the historic fabric has been taken to 
the building elevations, as that taken with the internal layouts of the building. To both the external street facing facades and 
internal courtyard elevations, some of the more interventionist elements, such as new doors and the gazed canopy have 
been omitted and existing fabric retained where possible. Detailed proposals for the external lighting will be submitted 
separately. A summary of the proposed amendments is included below. 
 
Whitworth St 
 

• Hotel entrance has more simplified fenestration pattern to doors to align with existing façade and other new 
glazing across the building.  

• Proposals for vertical louvres highlighted remain unchanged. 
 
London Road 
 

• Existing door retained to former Bank on corner of London Road and Fairfield St.  
• Proposals for vertical louvres remain unchanged.  
• Secondary glazing – this will not be visible but noted for inclusion. 

 
Fairfield St 
 

• Inclusion of 2no. vertical louvres to the side of existing service entrance.  
• Secondary glazing – this will not be visible but noted for inclusion. 

 
Minshull St 
 

• Amendments to this elevation relate to details of bin store and substation gates which have been applied for 
under separate conditional discharge. 

 
Whitworth St Courtyard 
 

• Introduction of two external doors to the first-floor workspaces to Whitworth Street means that existing fabric 
on stairways can be retained and ensures compliance with the proposed fire strategy. These doors are proposed 
to former window opening positions. 

• 2no. new glazed doors to be installed behind the existing timber doors, 
• Omission of full glazed canopy to courtyard perimeter and inclusion of new canopy over the hotel entrance only 
• Additional areas of balustrade to infill the open sections adjacent to the new hotel 

 
London Road Courtyard 
 

• Changes to hotel façade consented separately ref. 136104/FO/2023 & 136105/LO/2023.  
• Omission of full glazed canopy to the perimeter of the façade 
• Inclusion of new canopy over the hotel entrance only  
• Omission of ramp to former Coroners Court and inclusion of lift and stairs. 

 
Fairfield St Courtyard 
 

• Existing screens to the top of Stair 7 now retained 
• Proposed Services louvres both within façade and at low level now omitted with louvres positioned horizontally.  
• New glazed double doors to be installed behind existing timber doors. 

 
Minshull St Courtyard 
 

• Glass canopies to walkways and first floor omitted,  
• Proposed fenestration pattern simplified with proportions of façade maintained.  
• New glazed door and window to entrance to new workspace included.  
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Figure 4.1g – Above: Proposed Whitworth St Elevation. Below: Consented Whitworth St Elevation Mark Up. Note change 
highlighted in green to denote more simplified fenestration pattern to hotel entrance. Proposals for vertical louvres highlighted in 
yellow remain unchanged. 

ELEVATIONS – WHITWORTH ST 

PROPOSED 

CONSENTED 
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Figure 4.1h – Above: Proposed London Road Elevation. Below: Consented London Road Elevation Mark Up. Note change 
highlighted in green to denote retention of existing door for former Bank on corner of London Road and Fairfield St. Proposals for 
vertical louvres highlighted in yellow remain unchanged for both schemes. Secondary glazing denoted in blue for proposed scheme 
this will not be visible but noted for inclusion. 

ELEVATIONS – LONDON RD 

PROPOSED 

CONSENTED 
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Figure 4.1i Above: Proposed Fairfield St Elevation. Below: Consented Fairfield St Elevation Mark Up. Note change highlighted in 
green to denote inclusion of 2no. vertical louvres to the side of the service entrance. Secondary glazing denoted in blue for 
proposed scheme – this will not be visible but noted for inclusion. 
 

ELEVATIONS – FAIRFIELD ST 

PROPOSED 

CONSENTED 
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Figure 4.1j – Above: Proposed Minshull St Elevation. Below: Consented Minshull St Elevation Mark Up. Note only change 
highlighted relates to details of bin store and substation gates which have been applied for under separate conditional discharge. 

PROPOSED 

CONSENTED 

ELEVATIONS – MINSHULL ST COURTYARD 
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Figure 4.1k – Above: Proposed Whitworth St Courtyard Elevation. Below: Consented Whitworth St Courtyard Elevation Mark Up. 
Areas of green highlighted (left to right) denote the inclusion of 2no. new doors to workspaces, 2no. new glazed doors to be 
installed behind the existing timber doors, the removal of the full glazed canopy to the perimeter of the façade and inclusion of 
new canopy over the hotel entrance only and additional areas of balustrade to infill the open sections adjacent to the new hotel 

ELEVATIONS – WHITWORTH ST COURTYARD 

PROPOSED 

CONSENTED 
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façade. 

 
 

 
 

Figure 4.1l – Above: Proposed London Road Courtyard Elevation. Below: Consented London Road Courtyard Elevation Mark Up. 
Proposed revisions highlighted in green as follows; Changes to hotel façade consented separately ref. 136104/FO/2023 & 
136105/LO/2023. Proposed changes to the removal of the full glazed canopy to the perimeter of the façade and inclusion of 
new canopy over the hotel entrance only and removal of ramp to former Coroners Court and inclusion of lift and stairs. 

ELEVATIONS – LONDON RD COURTYARD 

PROPOSED 

CONSENTED 
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Figure 4.1m – Above: Current Fairfield St Courtyard Elevation. Below: Consented Fairfield St Courtyard Elevation Mark Up. 
Changes highlighted in green as follows, going left to right. Existing screens to the top of Stair 7 now retained, louvres both within 
façade and at low level have now been omitted with louvres now positioned horizontally. New glazed double doors to be installed 
behind existing timber doors. 

ELEVATIONS – FAIRFIELD ST COURTYARD 

PROPOSED 

CONSENTED 
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Figure 4.1n – Above: Proposed Minshull St Courtyard Elevation. Below: Consented Minshull St Courtyard Elevation Mark Up. 
Changes highlighted in green as follows; top to bottom – glass canopies to walkways and first floor omitted, proposed fenestration 
pattern simplified with proportions of façade maintained. New glazed door and window to entrance to new workspace included. 

ELEVATIONS – MINSHULL ST COURTYARD 

PROPOSED 

CONSENTED 
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3.2 Retained Stair 
 
This element of the project originally formed part of the circulation and fire strategy. However, due to its condition, this 
is now proposed to be repaired and retained in situ but will not form part of the circulation or fire strategy, which have 
been redesigned to accommodate this omission. 
 
It has been agreed that this forms part of the high significance of the wider courtyard area and its retention will have a 
continued moderate benefit to the scheme. A proposal has been included to provide fixed metal decorative panels, 
that are placed to the front of each flight, to the same height as the existing balustrade to prevent unintended access. 
The design of these references both the existing stair treads and new façade cladding pattern. 
 
 

 
 
Figure 3.2a – Retained External Stair, Design Intent 
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4. HERITAGE ASSESSMENT 
 

4.1 Objectives 
 
This heritage assessment of the proposed amendments at London Road Fire Station have been developed in response to 
the Conservation Objectives set out in the SHLA Significance Appraisal of 2019. These are as follows: 
 
Secure a sustainable use 

 
This objective set out the requirement to secure a use that was sympathetic to the ‘pre-existing built fabric’ and that will 
serve to ‘enhance the special character of the building’. It sought to recognise that this is an early example of a multifunctional 
civic building with a variety of different uses with a series of larger spaces for specialised activities at the ground level that 
contrasted with the more repetitive layout of the upper floors. The proposed amendments continue to offer the same uses 
as previous scheme, including workspaces, hotel, F&B provision, plant and ancillary spaces. The proposals utilise the courtyard 
space as a central entry and circulation point for the hotel with the volumes of the larger ground floor and basement spaces 
maintained for larger events and gatherings. Access to workspace and individual F&B outlets are from the street. The 
conversion of the historic rooms for the hotel and the repetitive nature of the workspaces have been developed to suit the 
nature and language of the upper floors. 
 
Preserve the external architectural expression 
 
The objective of the preservation of the architectural expression of this Grade II* listed building is maintained by these 
proposed amendments. The works to restore the terracotta and brickwork facades, repair of the cast iron rainwater goods 
and windows and doors has been completed, with the repair and replacement of the pavement lights to the building 
perimeter submitted under a separate conditional discharge.  The previously omitted courtyard excavation to form a new 
basement and single storey pavilion is maintained, with the further retention of historic fabric such as the courtyard paving 
and external stair which further enhances the character of this space, whilst activating its use will maintain its function as 
social catalyst and key visual connector for the development. 
 
Ensure appropriate adaption to the interior spaces 
 
Whilst it was noted in the Significance assessment of 2019 that the building’s exterior has survived in better condition than 
the buildings interior, the proposed amendments seek to maintain and restore the building’s high significance spaces whilst 
reducing the amount of proposed intervention from the consented scheme. A review of the buildings most significant spaces 
has been undertaken with appropriate responses, ranging from the proposed restoration of the coroner’s court to the 
retention of glazed bricks to the circulation areas and the retention and re-use of the prismatic lenses to the pavement lights 
to the basement areas. 
 
Retain historic fixtures, fittings and equipment, where feasible 
 
The objective to retain of historic features, fittings and equipment where feasible has been undertaken in terms of a 
categorisation of those materials are on site. This has included a schedule loose items including  fireplaces, hearths and 
surrounds and where these are to be re-used, glazed brick and stonework, window casements and joinery items. Where 
elements survive in situ, such as the stained glass in the police station, bars and doors to the former cells and the racks to 
the laundry room, these will be repaired and retained.  

 
Express the historic decorative scheme 
 
The objective to express the historic decorative scheme continues to be met by the proposed amendments. This includes 
the full stripping of later paint finishes to reveal and restore the glazed brickwork to the circulation cores, gas meter testing 
room and engine hall. Specialist plaster and timber restorers have been commissioned to undertake survey works and 
proposals for timber panelling and doors as well as historic lath and plaster ceilings to the high significance spaces including 
Coroners Court, Former Control room and bank areas. This has been developed in tandem with the interior design strategy 
by Studio Hart. 
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Maintain historic circulation patterns 
 
The historic circulation patterns of the building have been maintained by the proposed amendments, whilst at the same time 
improving accessibility to ensure the long-term viability of the building. New lifts have been installed at strategic entry points 
and the walkways extended so that a continuous vertical and horizontal pattern can be achieved across all levels of the 
building. The courtyard will once again form a key part of this circulation pattern and the ground floor will become more 
permeable from around the building edge. 
 
Celebrate the plan-form 
 
The objective to celebrate the plan form is maintained with these proposed amendments. A series of independent uses has 
been found for every space within the building and this is facilitated by the opening up of the courtyard as a level and open 
space as a key part of the buildings character. 
 
Maintain the positive contribution to the Conservation Area 
 
The proposed amendments maintain the positive contribution to the Conservation area, through the restoration of the 
building façade and through proposals to repair or replace the pavement lights to the building perimeter. 
 

4.2 Proposed Amendments 
 
The proposed changes are minor in nature. The amendments have arisen due to the following: 
 

• Introduction of Hotel Operator. This has provided detailed testing and feedback on the operation of proposed 
layouts of the basement and ground floor and incorporated some layout changes to the upper floors, within the 
extents of the new steel frame to the courtyard extension. All proposed amendments have been in accordance 
with the Developer Specification which is in line with the strategy of a restorative approach and in response to the 
significance of the principal historic spaces within the building. 

 
• Revised MEP Services Strategy. The proposed amendments to the services distribution strategy across the building 

from a horizontal approach, which routed services around the underside of the walkways and multiple and significant 
penetrations around the courtyard elevations is now proposed to be a series of vertical risers located strategically 
across the building to serve workspace and hotel functions. This also has significantly reduced the quantity of 
penetrations to the pitched roof areas. 

 
• Revised Fire Strategy. The original strategy is proposed to be amended to take account of the hotel operator 

requirements as well as being developed in tandem with the amended MEP Services strategy. This has been 
developed to allow several areas of high significance, including the former police cells and existing stair to the 
courtyard to be retained in situ and restored.  

 

4.3 Proposed Impact 
 
Plan Layout 
 
The impact of the proposed works reduces the amount of fabric removal from the building interiors, whilst proposing the 
restoration of High Significance spaces such as the former Coroner’s Court. Circulation patterns are maintained and 
enhanced ensuring access for all users. The direct heritage impact is considered to be minor adverse as this would result in 
minor physical change to areas of lower significance. 
 
Roof 
 
The original roof plan included a roof terrace area accessed from a new stair from 3F which is now proposed to be omitted 
as meaning that access to the roof for the general public is no longer required. The consented glass balustrading to roof 
level is to be replaced with a simple metal balustrade. The revised MEP Strategy includes strategically placed vertical risers 
to allow more concentrated distribution through the building and localised distribution of services to the Hotel and 
Workspaces. This has significantly reduced the number of penetrations through the pitched roof areas and allowed any 
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penetrations to be situated in either the new build elements of the roof on the hotel plant deck, the area of flat lead roof 
above the workspaces on Whitworth St or within the flat roof areas of the new risers to the walkway perimeter. This direct 
heritage impact is considered to be major beneficial as these amendments preserve more building fabric and the character 
of the roofscape, particularly along the Fairfield St and Whitworth Street elevations. 
 
Elevations 
 
In line with the fire strategy, minor new openings are required to facilitate the use of the building, for example, to retain the 
historic stairs to the former police staff accommodation. These interventions have been minimised and, where required, 
have been located in areas of lower significance. The direct heritage impact is considered to be minor adverse as this would 
result in minor physical change which will alter the elevations to provide access at each level and to be in compliance with 
the fire strategy. This is also balanced by the retention of the existing glazed screens to each level of stair 7 and the omission 
of the glazed canopy to the perimeter of the building. The proposed alterations would not diminish the character of the 
courtyard or the aesthetic of the elevations, particularly when screened by the sections of repaired balustrade.  
 

4.4 Summary 
 
These proposed amendments continue to demonstrate a viable use for the former Fire Station, particularly now informed 
by key stakeholders who are proposed to occupy the property. These proposals are a reduction in intervention from that 
proposed previously. Taken in balance with the restoration works already carried out to the building fabric, the minor physical 
impact of the alterations would be more than outweighed by the benefits of securing a viable new use. The proposed minor 
physical impact of the proposed amendments are offset by the reduced scope of the proposed interventions and when set 
in balance against the restoration of the High Significance spaces, courtyard, external stair and balustrades offer a major 
beneficial impact whilst securing its optimum viable use for the future. Works are found to be appropriate from a heritage 
standpoint.  
 
The amendments uphold the high quality and conservation-led principles of the consented scheme, which was recognised 
as delivering transformative regeneration to this part of Manchester and securing the future of an important Grade II* 
listed building.  
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5.0 ACCESS STRATEGY 
5.1 Proposed Accessibility Strategy 
Inclusive design 
 
The design of the proposed development of London Road Fire Station seeks to achieve the highest standards of 
accessibility and inclusion. 
 
The design has been developed to provide a simple and clear layout which is easy to use for, all regardless of 
disability, age or gender. 
 
The following sets out the key principles which have informed the design. 
 
• Disability Discrimination Act (1995) 
• Disability Discrimination Act (2005) 
• The Building Regulations, Approved 
• Document M, Access to and use of Buildings. 
• Town and Country Planning Act 1990 
• MCC Core Strategy 2012 
 

Circulation 
 
The overall strategy for the entire scheme is to adopt a policy of passive way finding, to allow all users have a sense of 
location and can orientate themselves without the need for total reliance upon tradition signage. By including changes 
in material texture and colour, circulation routes can be defined and made apparent. 
 
This methodology ensures that spaces are not dominated by large confusing signs but instead the building fabric 
forms part of the signage strategy and the interior is less threatening and impersonal for the user. The circulation 
areas have been designed to ensure unobstructed movement and access to the building. The new hard landscaped 
Courtyard has been designed to allow seamless movement and access to all areas of the building from this space.  
 

External Areas 
 

• Accessible lifts to the ground floor where not at street or courtyard level. 
• High visibility signs to identify building and entrances. 
• Materials will be selected to reduce surface glare. 
• The entrance will be clearly signposted. 
• The interior layout will be clearly signposted. 
• The use of lighting and clear high contrast signs to aid way finding. 
• Tactile and visual surface guides to denote the route from entrance to lifts. 
• Solid floor surfaces to facilitate ease of wheelchair movement. 

 

Horizontal & Vertical movement 
 
Horizontal and Vertical Access around the building has been comprehensively improved over the original design, 
which had numerous changes in level and limited vertical circulation. The external walkway decks are now provided 
continuously around the building, where previous sections were never included as part of the design. This allows step 
free access around the internal perimeter of the building, assisted by new quarry tiled surfaces to denote the walkway 
areas.  
 
Vertical circulation has been improved significantly, through the addition of 6no. new lifts provided throughout the 
building. The existing external steps to the main front entrance of the hotel from the street are dictated by existing site 
levels. Therefore a new accessible lift will be located adjacent to the main entrance from the courtyard allowing direct 
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access to the building. This route has been designed as an integral part of the entrance design so as to not be 
perceived as secondary. 
 
For horizontal circulation within the hotel, corridors have been used designed for level access directly accessible from 
the vertical circulation cores. The entrance doors and bedroom interiors have been designed to comply with current 
Building Regulation requirements. These requirements include compliance with internal corridor and door widths, 
access for ambulant disabled people to all stairs switches, sockets and windows at convenient heights for all, and WC 
at entrance level which is wheelchair accessible. 
 
Given the historic fabric of the building it was not possible to provide level access to all hotel rooms. We have allowed 
for 3no of the 60 hotel rooms to be accessible (5% of the total) directly from the new vertical circulation core. Alongside 
those rooms which are fully DDA compliant, a larger number of the overall total number of rooms will be suitable for 
guests who may have a degree of mobility issues or impairments. We have also made provision for connected rooms 
via shared lobbies to enable guest who require a carer to stay in several locations within the hotel accommodation. All 
function and conferencing rooms, along with entrance and bar will be fixed with induction loops.  
 
New sections of stair have also been included to facilitate access to the basement areas and also an additional flight 
to the existing Stair 1, for the workspace entrances. All new vertical circulation elements include: 
 

• User-friendly handrails to stairs and landings, tactile count downs on underside of handrails to indicate 
changes in direction and presence of landings. 

• High contrast to step nosings. 
• Escape stairs will have enhanced lighting and glare will be minimised. 
• To ensure that the lifts are accessible to visually impaired people the lifts are to include high contrast signage 

and tactile controls. 
• Means of escape 
• Egress planning to address procedures, design and equipment including auxiliary aids. 
• Visual fire alarms especially where people may be alone. 
• LED definition to escape cores for vision impaired people. 
• Improvements in legibility of evacuation procedure signs. 
• Direction and location signs to escape cores and refuges. 

 

Doors 
 
All new doors to be a minimum width of 850mm (between door stops) when fully open and are fitted with vision 
panels. 
Ergonomically user friendly and visually distinct ironmongery, fixtures, fittings and equipment, at a height user 1,000mm 
from floor level. 
 

• Doors have been designed to: 
• Be automated to principal entrances and refuge areas in line with agreed fire strategy. 
• Be of a weight suitable to be used by people with limited strength or reduced mobility. 
• Use Lighting to help define space, fixtures, signs. 
• Deliberate use of colour and surface treatment to enable visually impaired people. 

 

Lighting Strategy 
 
Throughout the scheme lighting is integral to the overall way finding and accessibility strategy and will include: 
 

• Visual fire alarms  
• Reflected and diffused light to escape stairs. 
• Lighting to defining lift landings and doors. 
• Highlighting for columns. 
• Lighting to wash walls. 
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Proposed access, servicing and waste strategy plans for each level. 
 

 
Figure 5.1a – Proposed Basement Waste, Access and Servicing Strategy 
 

 
Figure 5.1b – Proposed Ground Floor Waste, Access and Servicing Strategy 
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Figure 5.1c – Proposed First Floor Waste, Access and Servicing Strategy 
 

 
Figure 5.1d – Proposed Second Floor Waste, Access and Servicing Strategy 
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Figure 5.1e – Proposed Third Floor Waste, Access and Servicing Strategy 
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