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INTRODUCTION

1.1.1.

1.1.2.

1.1.3.

1.1.4.

1.1.5.

1.1.6.

1.1.7.

1.1.8.

1.1.9.

This Heritage Statement has been prepared to support a planning application and listed building
consent for the minor alteration, refurbishment and change of use of 95 Oxford Street which forms a
unit within the St James’ Buildings at ground floor level. Consent is sought for the change of use
from a retail unit (previously Venus flower shop) to allow the sale of hot food on and off site.

The report assesses the significance of the heritage assets, then considers the impact of the
proposed development on that significance. This report provides a detailed description as to the
level of harm and impact of the works on the significance in accordance with S16 of the NPPF.

The St James’ Buildings is a substantial Grade Il listed multi-storey office building completed in
1912. It occupies the majority of the east side of Oxford Street and sits adjacent to and over the
Rochdale Canal. The site is also located within the Whitworth Conservation Area of central
Manchester.

The proposed development comprises internal and very limited external alterations and
refurbishment works to the ground floor unit in support of creating a new high end unit for food and
beverage use in the form of a hot food eatery. The proposed works are minor in nature but briefly
comprise the incorporation of kitchen equipment within the empty unit together with ventilation
equipment to allow hot food to be prepared on site.

The unit features a number of historical assets internally, all of which are identified within the
attached plans and are to be treated appropriately. Externally, the proposed alteration comprises
two small louvre grills above the shop front and behind the existing signage. It is not a historical
shopfront. The surrounding fagade of the listed building of which there is significance, remains as
existing.

This heritage statement concludes that the proposed development is in compliance with policies
EN3 and CC 9 of the Core Strategy together with chapter 16 of the NPPF. The proposed
development is a response to the need for a prominent but vacant, underutilised site to be brought
back into use. There is no loss or impact, internally or externally, to any original features or fabric of
the listed building nor to the significance of the conservation area and therefore the impact on the
heritage asset is negligible.

The proposal will essentially preserve the significance, character and legibility of the listed building
as a monumental symbol of the Manchester textile trade through occupying the currently vacant unit
which, through it being vacant and shuttered up is currently a detractor in the conservation area.

The proposal in our view affects a significant designated heritage asset but has a negligible impact
up on it. The public benefits from the occupation of the unit, provision of jobs and active use more
than outweigh the negligible impact in accordance with NPPF paragraph 202.

The key findings are as follows:

= The proposal would preserve and enhance the character both internally and externally of 95
Oxford Street. The facade is considered to be the most significant element of the listed building
whereby no changes are proposed. The unit is currently vacant with a garish orange signage and
window advertisement, the proposal will bring this unit back into use and presents a more
complimentary design (cosmetic) for the unit;
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= The changes proposed include the installation of a kitchen whereby there are no historical
features and cosmetic changes such as decorating. The unit has undergone significant
alterations and infilling over time and contains few, if any, features of significance.

= The proposal would preserve the character and appearance of the Conservation Area, in line with
the ‘control of development’ aspirations set out by MCC.

= The proposal would not result in changes to the settings of nearby listed buildings and there will
be no impact on the significance of any nearby listed buildings.

1.1.10. Itis therefore considered that the proposed development is in accordance with guidance on
conserving and enhancing the historic environment within the NPPF and the requirements set out at
Section 66(1) and Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990.
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2 THE PREMISES AND SURROUNDING AREA

2.1.1. The application site is a ground floor unit within the St James’ Buildings, a building that is owned and
managed by Bruntwood, a specialist property company. The building predominantly comprises
multi-tenant office space together with food, drink and retail uses located on the ground floor as
shown via the photograph below.

2.1.2. St James Buildings is located on Oxford Street and together with Wilmslow Road and Oxford Road,
form part of an 18th century route from Manchester to Oxford.
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3 PROPOSED DEVELOPMENT

3.1.1. This planning application seeks permission and listed building consent for internal alterations and
refurbishment works together with the change of use to the ground floor unit (Class E to sui generis).
The site was formally occupied by a flower shop — Venus Flowers, but is now vacant and has been
for some time.

3.1.2. Consent is sought to allow a high-end eatery to operate from the currently vacant space.
3.1.3. The main elements of the proposal are summarised below:

= Change of use from retail unit Class E to sui generis high end hot food take-away;
= Cosmetic internal fit out to form kitchen, counter and customer areas. No structural changes are
to be made to the internal or external facades of the unit;

e Wall surfaces that do not include historic fabric to be treated to ensure a smooth base for
decorative purposes;

e Existing floor covering to be removed ensuring no damage to the original floor tiles below, 20-
25mm self levelling screen to be laid onto DPM to protect original tiles;

¢ Walls to be treated in accordance with accompanying floor plans;

¢ Extraction system to be installed to allow for hot food preparation, but to remain exposed,;

¢ All piping and electrical wiring to be run on trays suspended from the ceiling;

e Suspended ‘Festoon’ lights to be suspended below the ventilation equipment;

e Strip out of existing suspended ceiling;

¢ Non original timber framed boxing out to be removed around historical skirting and original
fabric at the rear of the site, new timber frames boxing out to cover and protect original fabric;

¢ Existing finish to tile cladding within archway to be removed with care and left exposed;

¢ Limestone plinth to be cleaned of debris and repaired with appropriate methods; and

¢ Replacement signage.

3.1.4. Details regarding the fit out for the unit are set out on the plans. To the rear of the unit will be the
chargrill, plancha, infill table and two fryers. The sink unit and hand wash basin will also be located
along the rear wall. The centre of the unit will be occupied by the counter, cooler and bin area.
Between the counter and the cooking facilities at the rear will be the prep tables and sink with
dishwasher underneath.

3.1.5. Details regarding the proposed ventilation equipment are set out in the supporting ventilation
statement and plan. Internally, ventilation plant will be exposed and suspended from the ceiling.

95 OXFORD STREET PUBLIC | WSP
Project No.: 70098219 March 2022
Gyros Street Page 6 of 16



3.1.6.

3.1.7.

\\\I)

Externally, the works are minor with two simple external louvres on the front elevation as
demonstrated within the attached elevations. They will be discrete in design and sit in the modern
shopfront. The approach is entirely consistent with other unts at the ground floor of the St James’
Building.

In terms of signage, the proposed signage (shown within the elevations) will simply replace the
existing vinyl sign at the front of the shop. The additional sign which protrudes from the front
elevation will be changed to a model of sign alike the neighbouring stores within the building, please
see image below for example. No internal or external illumination is proposed at this stage. The
existing signage to the unit is a vinyl sign fitted in a curve to the facade. The new vinyl sign will
simply replace it with a different colour and logo. It is considered a very minor change and is
arguably more subtle and complementary than the existing bright orange signage on site.
Advertisement consent will be sought for signage separately.

Image 2: Signage example of stores within the same building.
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4 METHODOLOGY

4.1.1. The preparation of this document has been guided by the following documents:

= Statements of Heritage Significance: Analysing Significance in Heritage Assets, Historic England
Advice Note 12 (Historic England, 2019);

= Planning Practice Guidance on Conserving and Enhancing the Historic Environment (DCLG,
2014);

= Historic Environment Good Practice Advice in Planning Note 2: Managing Significance in
Decision-Taking in the Historic Environment (Historic England, 2014);

= Historic Environment Good Practice Advice in Planning Note 3: The Setting of Heritage Assets
(Historic England, 2017); and

= British Standard 7913: 2013: Guide to the conservation of historic buildings (BSI, 2013).

4.1.2. This report focuses on the built heritage assets in and adjacent to the application site (and their
settings). Professional judgment is used in conjunction with policy, guidance and methodology in
order to undertake the assessments in this Heritage Statement.

4.1.3. This Heritage Statement has been prepared taking into consideration the historical background of
the site and the wider area. Sources consulted included the Historic Environment Record and the
National Heritage List for England.

4.1.4. In addition, a site visit has been undertaken to inspect the building and to better understand the
heritage significance of 95 Oxford Street and its setting.
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ASSESSMENT OF HERITAGE SIGNIFICANCE

5.1.1.

5.1.2.

5.1.3.
5.1.4.

Paragraph 190 of the Revised National Planning Policy Framework states local planning authorities
should identify and assess the particular significance of a heritage asset, including its setting, and
take this into account when considering the impact of a proposal in order to avoid or minimize
conflict between the asset’s conservation and any aspect of the proposal. Significance is defined in
the NPPF Glossary as:

“The value of a heritage asset to this and future generations because of
its heritage interest. That interest may be archaeological, architectural,
artistic or historic. Significance derives not only from a heritage asset's
physical presence, but also from its setting.”

The document Conservation Principles, Policies and Guidance for the Sustainable Management of
the Historic Environment (English Heritage 2008) identifies four principal heritage values that should
be taken into account when assessing significance. These values are:

= Evidential — deriving from the potential of a place to yield evidence about past activity;

= Historical - deriving from the ways in which people, events and aspects of past life can be
connected through a place to the present;

= Aesthetic - deriving from the ways in which people draw sensory and intellectual stimulation from
a place; and

= Communal - deriving from the meaning of a place for the people who relate to it, or for whom it
figures in their collective experience and memory.

The assessment of the significance of 95 Oxford Street uses these heritage values.

There are also four commonly accepted levels of significance as well as neutral and an intrusive
grade. The following levels of significance are based on criteria from the Design Manual for Roads
and Bridges (DMRB 2 Volume 11, 2009) and from guidance provided by the International Council on
Monuments and Sites (ICOMOS, 2011):

= Very High Level of Significance: World Heritage Sites (including nominated sites) and assets of
acknowledged international importance.

= High Level of Significance: Scheduled Monuments (including proposed sites); Grade | and II*
Listed Buildings; Grade | and II* Registered Parks & Gardens; non-designated heritage assets of
schedulable or exceptional quality and importance; and conservation areas containing very
important buildings.

= Medium Level of Significance: Designated or non-designated assets that have exceptional
qualities or contribute to regional research objectives; conservation areas; Grade Il Listed
Buildings; and Grade Il Registered Parks & Gardens.

= Low Level of Significance: a non-designated asset important at a local level, including buildings
which make a positive contribution to a conservation area. Some historic fabric but limited
evidence and makes little contribution to significance. Buildings and parts of structures in this
category should be retained where possible, although there is more scope for adaptation.

= No interest: the element is historically unimportant but does not have a negative visual impact on
the surrounding buildings. May include insignificant late twentieth century interventions to listed
buildings. The removal or adaptation of structures in this category is usually acceptable where the
work will enhance a related heritage asset.
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= |ntrusive: the element is historically unimportant and has a negative visual impact on the
surrounding buildings. Wherever practicable, removal of negative features should be considered,
taking account of setting and opportunities for enhancement.

Conservation Principles (2008) states that new work or alteration to a significant place should
normally be acceptable if:

= there is sufficient information comprehensively to understand the impacts of the proposal on the
significance of the place;

= the proposal would not materially harm the values of the place, which, where appropriate, would
be reinforced or further revealed;

= the proposals aspire to a quality of design and execution which may be valued now and in the
future;

= the long-term consequences of the proposals can, from experience, be demonstrated to be
benign, or the proposals are designed not to prejudice alternative solutions in the future.

SIGNIFICANCE OF ST JAMES’ BUILDING AS A DESIGNATED HERITAGE ASSET

St James’ Building is Grade Il listed. The official list entry is enclosed within Appendix 1. The
building occupies the majority of the east side of Oxford Street, sitting adjacent to and over the
Rochdale Canal, within the Whitworth Conservation Area of central Manchester. To the north, the
building adjoins the late 19th century and early 20th century commercial buildings. To the south, the
building adjoins the Palace Theatre. To the east, the unit (95 Oxford Street) overlooks the Rochdale
Canal, the canal also continues to the west of the site beyond Oxford Street.

Based on the above, the site is of medium level of significance. The Grade Il designation of St
James Buildings is identified as national importance for its special architectural and historic interest.
This interest is the basis of its heritage significance and can be summarised as that of a
monumental office/warehouse complex built for the Calico Printers Association. The significance of
this heritage asset essentially relates to the form, appearance and commanding streetscene
presence of the building - which also establish it as a definitive building of Whitworth Street
Conservation Area.

In terms of exterior, St. James’ Buildings is an imposing structure, and presents a striking
combination of different architectural treatments both in the same building, and under the same
authorship. Essentially, the building divides into two conjoined structures, each a formal expression
of its original use. The Portland stone elevation of the head office, showrooms, and administrative
functions in the Baroque style, with a central tower fronts Oxford Street. Courtyarded ‘wings’ of the
warehouse, executed in the manner of the functional tradition with expressed frame, and storey
height curtain wall glazing are to the rear.

The application site comprises the small ground floor unit at 95 Oxford Street, formerly occupied by
Venus flower shop. Along Oxford Street, within the St James Buildings at ground floor, are more
eateries such as Bundobust and Patisserie Valerie. The overall character of the area therefore is
active commercial uses.

The building has experienced a near continuous pattern of gradual change to suit commercial
needs. These changes have added layers to the building, providing clues as to the social and
economic history of the period of their incorporation. On the whole, these changes have still resulted
in the original fabric surviving, or alternatively the fabric records several generations of change. In
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the case of this unit, the original fabric of the brickwork and arch detail remains — and the

implementation of the eatery will allow for this fabric to remain untouched.

Linked to the above, internally, this unit has seen an abundance of change in that it now contains
few historical features. There is a brick archway within the unit’s sidewall which has been deemed
as holding limited historical merit along with the floor tiles, skirting, limestone plinth and rear wall.
Following requests lodged by the Council as part of application 135101/FO/2022 the proposals have
been altered to ensure the appropriate treatments are proposed for the historic features.

SIGNIFICANCE OF THE WHITWORTH STREET/PRINCESS STREET CONSERVATION

AREA

The site lies in the conservation area. Its boundary is shown below. The area contains a number of
listed buildings close to the site (together with the site itself). As set out on the councils website:

The Whitworth Street/Princess Street conservation 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.

This map is reproduced from the Ordnance Survey material with the permission of Ordnance Survey on behalf of the Controlier of Her Majesty's Stationery Office
© Crown copyright. Unauthorised reproduction infringes Crown copyright and may lead to prosecution o civil proceedings. 100019783. 2005

&

MANCHESTER

CITY COUNCIL

Whitworth Street
Conservation Area
Boundary Map
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D Listed Building
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ASSESSMENT OF IMPACT ON THE HERITAGE ASSETS AND
THEIR SIGNIFICANCE

6.1.1.

6.1.2.

6.1.3.

6.1.4.

The proposed works, both externally and internally, are of a minimal nature and will not adversely
affect historical fabric. In the context of the building as a whole, their effect will be negligible, and
beneficial. With proposed works to the archway, floor tiles, limestone plinth, skirting and rear wall
ensuring that the original fabric is both receiving long overdue maintenance and is being protected
from further degradation.

The importance of the gradual process of modification and change inherent in commercial and
industrial structures cannot be overstated. This has been to service the needs of commerce and
industry. The application unit has clearly undergone several changes internally. Externally, the
original fagade remains around the unit parameters. This section details how the proposal will have
negligible impact of the heritage asset and its significance.

Internal alterations

The proposed works internally constitute minor interventions, simply comprising cosmetic/decorative
changes. The alterations will simply be replacing the existing modern changes to suit the style and
requirements of the proposed use, whilst also ensuring no damage is done to the original fabric and
measures are employed to ensure their protection from future use. In this regard, the significance of
impact of the proposed works can be understood to enhance the historical fabric.

To allow for the sale of hot food on and off the site, fit out works are required however as
demonstrated by the images below, the works are cosmetic and the proposals will not cause any
alterations or damage to historic features.
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6.1.5. No structural changes are to be made internally or externally. The removal of the current suspended
ceiling will allow the full height of the space to be appreciated, bringing a heritage benefit.

External alterations

6.1.6. The unit only has two visible facades. The rear fagcade will remain untouched. The front fagade will
remain as it currently is, with the only minor change the insertion of two small louvres in the shop
front above the fascia sign. They will be discreet and are essential to allow ventilation to be
achieved using internal plant. This means that external plant is not required to the rear facade
where it faces the canal, and would be more visible in the conservation area.

6.1.7.  As shown via the photographs below, the fagade is not the historical fabric of the building and does
not contribute to the significance of the listed building or the conservation area. It was simply used to
display advertising.
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6.1.8. The louvres are small in nature and allow for the plant to be located internally. The alternative would
be to utilise the rear of the unit as other premises have within St James Building (see photograph
below) which would cause greater impact on the heritage significance.
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6.1.10.

6.1.11.

6.1.12.

6.1.13.

6.1.14.

The main architectural features of St James Building will remain in situ such as the original
brickwork encasing the unit and the arched windows above the unit.

The only alterations relate to minor changes to the actual unit fagade which has already been
modernised and altered to accommodate the previous flower shop use. The ‘Venus’ sighage area is
not part of the original fabric and therefore it would be reasonable to apply a low level of significance
to this element of the unit. The proposed external alteration of only two louvres represents minor
development and will not cause detrimental impact to this low level of significance element.
Likewise, the simple replacement of signage will not cause any impact. An application for signage
will be applied for separately.

From the evidence available, it is assessed that the brickwork surrounding the unit parameters are
surviving original fabric however the unit itself is not. The proposed development will not cause any
changes to the surviving fabric and the only change to the existing unit is the provision of two small
louvres which will be located behind the sign and therefore, not be visible to the public. The change
of use will allow for a vacant site to be brought back into use and the design/colour scheme of the
eatery will have a positive impact on the site and setting.

CONSERVATION AREA IMPACT

With regards to the conservation area, in terms of the control of development for Whitworth Street
Conservation area, (detailed below), given the minor changes proposed, the works are not
substantial enough to be categorised within the ‘control of development’ aspirations however they
are certainly not contrary to the requirements set out.

The general policy in the conservation area is to retain existing structures where feasible, but where
it can be shown that this is impossible, proposals for new buildings and extensions to existing ones
must achieve a high standard of design which relates to the architectural and urban design
character of the area.

As with other parts of the city centre, new developments should generally be aligned to the back of
the pavement in order to preserve the linear character of the streets and complete the 'street wall.'
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6.1.15. The proposed development will have no impact on the significance of the Conservation Area given
that, externally, consent is simply sought for the provision of two louvre grills on the existing modern
‘banner’ of the unit (which will display the name of the eatery).

6.1.16. Given the small size of the unit and the very limited external changes, the proposal will have no
adverse impact on the character and appearance of the conservation area. The proposal will bring
active use to the unit and allow it to play a positive role in animating the conservation area which is
characterised by active ground floor uses and leisure uses.
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CONCLUSION

7.1.1.

7.1.2.

7.1.3.

7.1.4.

7.1.5.

7.1.6.

In accordance with Paragraph 194 of the NPPF (2021), this report has described the significance of
95 Oxford Street and the Whitworth Street Conservation Area. It has also considered the impact of
the development on the significance of these two designated heritage assets.

The assessment has found that:

= The proposal would preserve and enhance the character both internally and externally of 95
Oxford Street. The facade is considered the be the most significant element of the listed building
whereby no changes are proposed. The unit is currently vacant with a garish orange signage and
window advertisement, the proposal will bring this unit back into use and presents a more
complimentary design (cosmetic) for the unit;

= The proposed internal layout will not impact any historic fabric. The unit has undergone significant
alterations and infilling over time and contains few features of significance;

= The proposal would preserve the character and appearance of the Conservation Area, in line with
the ‘control of development’ aspirations set out by MCC; and

= The proposal would not result in changes to the settings of nearby listed buildings and there will
be no impact on the significance of any nearby listed buildings.

The proposed development is a response to the need for a prominent but vacant, underutilised unit
to be brough back into use. There is no loss or impact, internally or externally, to any original
features or fabric of the listed building and therefore the impact on the heritage asset is negligible.

The proposed development is sought to bring a vacant unit back into use to create a positive, active
frontage along Oxford Street in the conservation area. The works are minor in nature to allow the
unit to operate as a high end hot food eatery. No structural changes are proposed, only
cosmetic/decorative. These changes will provide a more aesthetically pleasing space compared to
the current vacant unit.

With regards Chapter 16 NPPF the proposals will have a negligible impact in the designated
heritage assets of the St James’ Building and the Conservation Area, and arguably a beneficial
impact given the removal of the suspended ceiling and occupation of the unit. The proposal will
deliver significant public benefits from securing use of the vacant unit, bringing activity to the
conservation area as well as economic benefits and jobs.

The proposed development is in compliance with policies EN3 and CC 9 of the Core Strategy
together with chapter 16 of the NPPF. The scheme has been developed with a conscious approach
to the building’s heritage and setting through only proposing minor changes. It represents a carefully
considered approach to stripping back the unit internally and fully exposing the ceiling height. This
will allow the proportions to be better appreciated. The development will thus allow for an
improvement to the current vacant unit and assist in continuing to bring vibrancy to this part of
Oxford Street without causing detrimental impact to the historical context nor the heritage assets.
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