Agenda Item A8

Application Number 24/00087/LB

Proposal elevation; replacement ground floor window to rear elevation;

Listed building application to facilitate the conversion of building into
residential studios, including installation of glazing in existing door
opening to front elevation; replacement door to north-west side

reinstatement of first floor window to rear elevation; and removal of
signage / extract grilles and reconfiguration of the internal layout

Application site

YMCA
Fleet Square

New Road
Lancaster
Applicant MHO Mayar Ltd
Agent Mr Michael Harrison
Case Officer Ms Kate Henry
Departure No
Summary of Recommendation Approval, subject to conditions
(1) Procedural Matters
1.0 Application Site and Setting

11

1.2

13

2.0

2.1

The application site is the former YMCA building at the northern end of New Road in Lancaster, close
to the junction with Damside Street and Cable Street; and the lower ground floor of 10 New Road,
which is the adjoining property to the south.

The main building is a 5 storey (plus basement), roughly square-shaped, former warehouse building
dating from c. 1881, constructed of sandstone with a slate roof. The main entrance, with a modern
addition glazed canopy feature, is on the north-east elevation (facing towards Bridge Lane / Cable
Street) and there is a secondary entrance on the south-east elevation (on to New Road). The building
is grade Il listed and the listing description refers to it as “Pye’s Building”.

No. 10 New Road is a 2-storey (plus basement), stone-faced terraced building attached to the former
warehouse building and also to terraced properties stepping up New Road to the south.

Proposal

Listed building consent is sought to install glazing in the existing door opening on the front (north-east)
elevation; to replace an existing door on the side (north-west) elevation, which opens into the rear
alleyway; to replace an existing ground floor window on the rear (south-west) elevation, which faces
towards the rear alleyway; to reinstate a first floor window on the rear (south-west) elevation, which
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also faces towards the rear alleyway; to remove signage and extract grilles; and to reconfigure the

internal layout.

2.2 The works are in association with a change of use of the building to student accommodation,
comprising 17 units.

Revisions

2.3 The following revisions have been made during the course of the application:

e Main entrance on north-east elevation to be retained (rather than closing this entrance and creating
main entrance on New Road side);

3.0 Site History

Number of units reduced from 19 to 17;

Relocation of bin and bike stores to ground floor (from basement);
Alterations to 4™ floor plan;

Basement dedicated fully to landlord / servicing;

Alterations to internal layout.

3.1 A number of applications relating to this site have previously been received by the Local Planning —
Authority. The following are of relevance:

Application Number Proposal

23/01412/FUL

Change of use of former YMCA building to 17 studios for
student accommodation (C3) with ancillary storage areas;
installation of glazing in existing door opening to front
elevation; replacement door to north-west side elevation;
replacement ground floor window to rear elevation;
reinstatement of first floor window to rear elevation

Decision

Pending determination

08/01128/LB

Listed building application for internal refurbishment
including replacement windows.

Permitted 13.11.2008

02/01253/CU

Change of use from garages and offices in attached
buildings to muti-purpose hall, changing rooms and fitness
suite and refurbishment of existing office accommodation
in former mill building.

Permitted 13.01.2003

02/01254/LB

Listed Building Application for the change of use from
garages and offices in attached buildings to multi-purpose
hall, changing rooms and fitness suite and refurbishment
of existing office accommodation in former mill building.

Permitted 13.01.2003

4.0 Consultation Responses

4.1 The following responses have been received from statutory and non-statutory consultees:

Consultee

Conservation Team

Response

Removed objection following submission of revised plans (subject to conditions).
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5.0

5.1

5.2

521

5.2.2

523

5.2.4

5.25

5.2.6

5.2.7

6.0

6.1

6.1.1

Analysis
The key considerations material to the determination of this application are as follows:
e Impact on the listed building

Consideration 1 — Impact on the listed building — NPPF Chapter 16 (Conserving and enhancing the
historic_environment); Local Plan Part One: Strateqgic Policies and Land Allocations DPD (Climate
Emergency Review) Policy SP7 (Maintaining Lancaster district's unigue Heritage); Local Plan Part
Two: Development Management DPD (Climate Emergency Review) Policy DM37 (Development
affecting listed buildings)

The application building is grade Il listed. The Council has a statutory duty to have special regard to the
desirability of preserving a listed building or its setting or any features of special architectural or historic
interest which it possesses.

Policy DM37 of the Local Plan states that proposals affecting listed buildings should conserve and,
where appropriate, enhance those elements which contribute to their significance. Any harm
(substantial or less than substantial) to such elements will only be permitted where this is clearly
justified and outweighed by the public benefits of the proposal.

The significance of the application building derives from its aesthetic and illustrative value, as a well-
preserved mill with a functional north-east elevation with distinctive loading bays and a more formal
elevation to New Road with pedimented entrance; and the evidential value of its functional form and
means of construction.

Listed building consent is sought to install glazing in the existing door opening on the front (north-east)
elevation; to replace an existing door on the side (north-west) elevation, which opens into the rear
alleyway; to replace an existing ground floor window on the rear (south-west) elevation, which faces
towards the rear alleyway; to reinstate a first floor window on the rear (south-west) elevation, which
also faces towards the rear alleyway; to remove signage and extract grilles; and to reconfigure the
internal layout.

The plans have been amended during the course of the application to address concerns raised by the
Council’'s Conservation Officer. For example, a large, undivided space has been retained at the fourth
floor to allow a sense of the scale of the original building to be appreciated. Further detail about the
retention of the ground floor fireplace was also provided.

Overall, it is considered that the proposals would result in “less than substantial harm” to the application
building, in the context of paragraph 215 of the NPPF. The harm is outweighed by the public benefits of
the proposals, namely the re-use of the building and the provision of residential accommodation. The
proposal is therefore considered to be acceptable in this respect.

A condition is recommended to require detailed drawings and specification of the proposed dry lining,
to ensure that there is no harmful impact to the fabric of the building.

Conclusion and Planning Balance

Listed building consent is sought for various internal and external works, in association with the
conversion of the building to student accommodation comprising 17 self-contained units.

The application building is listed and special regard must be had to the desirability of preserving a listed
building or its setting or any features of special architectural or historic interest which it possesses. The
proposals would result in “less than substantial harm” to the application building, in the context of
paragraph 215 of the NPPF. The harm is outweighed by the public benefits of the proposals, namely
the re-use of the building and the provision of residential accommodation.

Recommendation

That Listed Building Consent BE GRANTED subject to the following conditions:
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Condition no. Description Type

1 Time limit (3 years) Control
2 Approved plans Control
3 Details of dry lining / windows and doors Pre-commencement

Article 35, Town and Country Planning (Development Management Procedure) (England) Order 2015

In accordance with the above legislation, Lancaster City Council has made the recommendation in a positive
and proactive way to foster the delivery of sustainable development, working proactively with the applicant to
secure development that improves the economic, social and environmental conditions of the area. The
recommendation has been made having had regard to the impact of development, and in particular to the
relevant policies contained in the Development Plan, as presented in full in the officer report, and to all
relevant material planning considerations, including the National Planning Policy Framework, National
Planning Practice Guidance and relevant Supplementary Planning Documents/ Guidance.

Background Papers
None
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