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Image of the Site in context, as taken from the previously submitted Design and Access Statement (2020)



1.0 Summary of Heritage, Design and Access Statement

1.1 Introduction

Donald Insall Associates was commissioned by Khan+Li Architects

in October 2020 to assist in the preparation of documents in relation

to Waterside House, Water Street, Rochdale. To include; Discharge of
Conditions of a consent application and submission of S73 and a new Listed
Building Consent Application.

The investigation into this former engine house and mill warehouse has
comprised historical research, using both archival and secondary material,
and a site inspection. Material for this project has been prepared by Donald
Insall Associates and others.

Given that this building has previously received granted planning, subject
to conditions. This document should be read in tandem with associated
approved information, to include the Design and Access Statement (June
2020) and Conservation & Heritage Statement (June 2020).

List of Previous Planning Applications.
Source: Rochdale Planning Portal

1.2 The Building, its Legal Status and Policy Context

Waterside House is a Grade Il Listed Building located within Rochdale,
Greater Manchester region. Alterations to a listed building generally
require listed building consent, development or within the setting of a listed
building requires local authorities to assess the implications of proposals
on built heritage. The statutory list description of the listed building is
included in AppendixI.

1.3 Summary of Project Brief

The proposal for this Grade Il building is to gain change of use from offices
to 14no. apartments has been granted in a previous submission. These new
apartments will be inserted into the existing envelope, with minor alterations
to the external facade for openings. These works will also focus on repairs to
existing fabric, to include masonry repairs to the elevations and a new roof
to mitigate currentissues of water ingress.

A detailed description of the proposals is included in Section 4 and the
associated drawing submission.

1.5 Summary of New Proposals

This submission will focus on minor adjustments to the previous scheme,
to allow a clearer legibility of existing historic fabric. To include, detail
development of new proposed windows and doors and a study of

the existing office vestibule. The proposed external amendments will
accommodate public legibility of this historic structure, particularly on the
South Elevation as this sits on a readily accessible street.

Further description of the proposals is included in Section 4 and the
associated drawing submission.

1.6 Physical Description of the Building Fabric

This building is sited on Water Street, a main road in Rochdale with vehicular
access and a footpath to both sides of the street. The North Elevation sits
on a steep slope that leads into the River Dee.

The building's elevations present as masonry construction, primarily brick
with some coarsed sandstone. The internal structure is a historic cast
iron column system that supports timber flooring, allowing the building to
achieve open spaces for industrial uses. The smaller office spaces have
vaulted masonry floor systems with decorative plaster detailing.

The roof is a timber structure with a presumed slate covering and lead
valleys. Itis currently in poor repair and requires attention.

Further information on how the building’s current construction will interact
with new proposed details can be located in the Appendix.

1.7 Conclusion

The adaptive reuse of this currently vacant building into apartments will
facilitate regeneration of existing historic fabric within Rochdale and

repair of this Grade Il Listed Building. This building is noted in the Historic
England List Entry as 'the last surviving remnant of a mill structure in central
Rochdale’, and it is important to encourage its adaptive reuse.

The minor adjustments proposed to the previously approved scheme intend
to achieve the same results but instate a clearer legibility of the building's
historic industrial past.

The adjustments also demonstrate developed detailing, to understand
how to approach works in a manner sensitive to the protected character of
this building.



2.0 Current Setting

21 Within Rochdale Town Centre Conservation Area

Itis important to bear in mind that Historic England have designated
Rochdale Town Centre as ‘Heritage at Risk’. Waterside House is sited within
this boundary. As such, itis crucial that this project allows recovery of
existing historic fabric within this region, to add to the trend of improvement
as noted in the below assessment.

Designated Site Name: Rochdale Town Centre
Heritage Category: Conservation Area

Local Planning Authority: Rochdale

Site Type: Wide mix of uses

Assessment Information:

Assessment Type: Conservation Area

Condition: Very bad

Vulnerability: Medium

Trend: Improving

Designation: Conservation Area, 29 LBs, partin RPG grade |l
CA SUrvey Uid: 7707

Source: https://historicengland.org.uk/advice/heritage-at-risk/search-register/
list-entry/8584

Waterside House

Historic England Risk Register, 2020
Source: Historic England

6 Donald Insall Associates | Waterside House

2.2 Heritage Action Zone

Rochdale Heritage Action Zone (as quoted from investinrochdale.co.uk)
The vision for the Rochdale Heritage Action Zone (HAZ) is to transform a
failing, retail dominated street into a vibrant area of mixed-use development

that acknowledges and celebrates heritage.

The Rochdale HAZ is centred on Drake Street - the historic route from the
railway station down to the Town Hall. Waterside House is located within
the Historic Area Assessment Area (image below as taken from the Central

Rochdale, Greater Manchester: Historic Area Assessment).

Waterside
House



3.0 Client Brief and Design Development

4.1 Background and Understanding the Brief

411 Existing and Proposed Use

This building was previously used as office space, and the proposal focuses
on conversion to residential use.

The proposal aims to deliver 14 apartments over 4 floors:
7no. 1 Bedroom apartments
7no. 2 Bedroom apartments

The layout of these apartments can be seen in the Appendix.

41.2 Previously Consented Scheme

Prior to DIA involvement in this project, consents were granted, subject to
conditions, on 25 May 2021 for the following:

20/00601/LBC: Conversion of existing building to 14 apartments
with associated cycling and refuse stores.

19/01468/FUL : Conversion of existing building to 14 apartments
with associated cycling and refuse stores. | Waterside House Water
Street Rochdale OL16 1TL

The Conditions attached to the LBC decision notice are visible in
the adjacentimage, these have since been submitted to Rochdale
Borough Council.

The consented proposals since require minor amendments to represent our
client's current aspirations, as such we have prepared new information for
Waterside House. In summary, the client seeks to achieve:

»  Conversion of existing building to 14 apartments with associated
cycling and refuse stores, at Waterside House, Water Street,
Rochdale, OL16 1TL (Grade Il Listed Building).

* Internal layouts to each apartments were amended to comply with
building regulations and coordination of stud partitions location to
avoid existing columns

*  Communal electrical cupboard and WC adjacent to apartment 4
was removed and electrical cupboard relocated

* Internal cycle store relocated under the archway

* 1Ino.proposed external lightwell was removed to the Lower Ground
Floor apartment.

* Inaddition to this, drawings were updated with further detail as

was undertaken to discharge conditions 3 & 4 of 20/00601/LBC, to
include, internal walls and doors details, new rooflights, and the like.

Please refer to the Discharge of Conditions application for further

information (Ref: PP-12403734) and the S73 application (Ref: PP-
12408743).

Planning (Listed Buildings and Conservation Areas) Act 1990 (as amended)

LISTED BUILDING CONSENT GRANTED

APPLICATION REFERENCE: 20/00601/LBC

Name and address for correspondence:

Mr Rob Hotchkiss
Seed Architects Ltd
62 Chapel Street
Manchester

M7 3AA

Applicant name:

Mr Shakoor

Part | - Particulars of Application

Date of Application: 2 June 2020

Proposal: Conversion of existing building to 14 apartments with associated cycling and
refuse stores.
Location: Waterside House , Water Street, Rochdale, OL16 1TL

Part |l - Particulars of decision

The Rochdale Borough Council hereby give notice in pursuance of the provisions of the
Planning (Listed Buildings and Conservation Areas) Act 1990 (as amended) that consent has
been granted for the carrying out of the development referred to in Part | hereof in accordance
with the application and plans submitted subject to the following conditions:

Conditions and Reasons:

1

The works authorised by this consent shall begin not later than 3 years from the date of
this consent.

Reason: To comply with the requirements of section 18 of the Planning (Listed Building
and Conservation Areas) Act 1990 as amended by the Planning and Compulsory
Purchase Act 2004.

The development hereby permitted shall be carried out in accordance with the following
approved plans:

Site Location Plan

Lower Ground Floor Existing
Existing Ground Floor Plan
Existing First Floor Plan
Existing Second Floor Plan
Existing Roof Plan

Existing North Elevation
Existing South Elevation

Drawing No. A106
Drawing No. A001
Drawing No. A002
Drawing No. A003
Drawing No. A004
Drawing No. A005
Drawing No. A006
Drawing No. A007

Date Decision Issued

Existing East Elevation
Existing West Elevation
Existing Site Section
Proposed Roof Plan

South Street Elevation
Proposed Ground Floor Plan
Proposed Lower Ground Floor Plan
Proposed First Floor Plan
Proposed Second Floor Plan
Proposed South Elevation
Proposed West Elevation
Proposed East Elevation
Proposed North Elevation
Proposed Site Section
Proposed Window and Doors

Drawing No. A008

Drawing No. A120
Drawing No. A105
Drawing No. A117
Drawing No. A101 Rev 6
Drawing No.A100 Rev 4
Drawing No. A102 Rev 3
Drawing No. A103 Rev 5
Drawing No. A114 Rev 1
Drawing No. A116 Rev 2
Drawing No. A115 Rev 1
Drawing No. A113 Rev 2
Drawing No. A119 Rev 1
Drawing No. A121

Reason: For the avoidance of doubt and to ensure a satisfactory standard of
development in accordance with the policies contained within the adopted Rochdale
Core Strategy, the saved Rochdale Unitary Development Plan and the National
Planning Policy Framework.

Notwithstanding condition 2, no works to the external walls of the building shall take
place until full works methodologies for their repair including detailed specifications for
repointing/repair works have been submitted to and approved in writing by the Local
Planning Authority. Works shall be carried out in accordance with the approved details
thereafter.

Reason: In order to ensure a satisfactory appearance in the interests of preserving the
historic significance of the building in accordance with Policy P2 of the adopted Core
Strategy and the requirements of the National Planning Policy Framework and the
Planning (Listed Building and Conservation Areas Act) 1990 (as amended).

Notwithstanding condition 2, no works shall take place on the gates, internal doors,
internal walls, stud walls, or columns until full details, work methodologies and product
specifications for these works, including detailed cross sections and elevation drawings
for the gates and stud walls have been submitted to and approved in writing by the
Local Planning Authority. Works shall be carried out in accordance with the approved
details thereafter.

Reason: In order to ensure a satisfactory appearance in the interests of preserving the
historic significance of the building in accordance with Policy P2 of the adopted Core
Strategy and the requirements of the National Planning Policy Framework and the
Planning (Listed Building and Conservation Areas Act) 1990 (as amended).

25 May 2021

IMPORTANT

PLEASE ENSURE THAT YOU HAVE READ AND FULLY UNDERSTOOD THE CONTENTS
OF THIS DECISION NOTICE. YOUR ATTENTION IS DRAWN TO THE ATTACHED NOTES.

INFORMATIVE:
The Local Planning Authority’s reasons for its decision are set out in the accompanying officer's

report.

20/00601/LBC Conditions
Source: Rochdale Planning Portal



The list of further planning applications related to this site can be seeninthe
following image, as submitted to Rochdale Borough Council

List of Previous Planning Applications related to the site
Source: Rochdale Planning Portal
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4.2 Design Development

This design has been prepared by others and consideration has been given to adjust the
previously approved layouts for greater sensitivity to the existing fabric, in tandem with the Client's
needs. To include: L

A) Developed detail for the new proposed window to the existing archway. It is proposed that the new
frame for this window will be minimal, to reinstate a sense of the open archway as per historic images.

B). It is proposed that modern brickwork is removed from door openings, to reinstate the original plan A
form. This will also allow the new proposed external door leafs to the South Elevation to have a similar
size and consistent appearance.

C) Developed detail for the new proposed window to the existing full-height window. It is proposed that
the new frame for this window will be minimal, to reinstate a sense of the historic industrial openings for
loading and unloading goods. A timber shutter is proposed behind these windows, to allow privacy and
thermal upgrade to the living spaces.

D). Itis proposed that modern brickwork is removed from door openings, to reinstate the original plan M
form. This will also allow the new proposed external doors to the South Elevation to have a similar size
and consistent appearance.

E) Detail has been developed for the new proposed window to replace the existing modern window
thatis not fit-for-purpose. It is proposed to introduce ventilated timber-boarding to the new plant room
opening to the ground floor and a timber window with minimal frame to the new office/ wardrobe to the
first floor. This proposed industrial treatment feels more appropriate to the old engine house elevation.
F) It is determined that the existing vestibule at GO6 is an important manifestation of the historic L
industrial character. It has many elements from the original office reception, constructed to a high
standard of detail on par with the fine quality of the external South Elevation. The internal layout also
alludes to the building's past sequence of use, to include reception area greeting before entering the
main open spaces. .

Q). Detail developed for roof repairs and upgrade to include new rooflights.

H). New proposed gate to the existing archway, as per Architect drawings.

). Detail developed oninternal wall finishes and stud wall construction, as per Architect drawings.

J). Developed design on treatment of the castiron column & timber structure

K). Detail developed for proposed elevation repairs and thermal upgrade options for the existing
walls and windows

L). New sash windows to openings, for thermal & acoustic upgrade and more sensitive
historic appearance

M). Further detail on new modern windows and doors in formed openings, by Architect

I
N
N

—

View of South Elevation (Existing)

N

View of North Elevation (Existing)




Note: this drawing is
indicative only, refer to
site for variations in

Note: this drawing is
indicative only, refer to

existing fabric site for variations in B S O O O O O O O O O H A)
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{o Blevation Repar o el e S S S Detail developed for the new proposed window to

to Elevation Repair
drawings for
information

drawings for
information

the existing archway. It is proposed that the new
frame for this window will be minimal, to reinstate a
sense of the open archway.

The new window will include an opening section, for
the comfort of inhabitants.

Existing masonry
opening to be repaired
and protected during
works. Repairs to
cracks and slipped
arch to Structural
Engineer requirements

Existing masonry
opening to be repaired
and protected during
works. Repairs to
cracks and slipped
arch to Structural
Engineer requirements

Existing modern fixed f A//

pane double-glazed [ ’ { f !ﬁxed panes
timber window to be
removed and existing
opening retained

Existing modern fixed
pane timber window to
be removed and
replaced with new
transparent triple-glazed
window with minimal

timber/metal/concealed
frame and safety fixed pane L fixed pane HISTORIC IMAGE NEW WINDOW REFERENCE IMAGE
L (Source: Flicker.com/Manchesterfire/1979)

toughened glass. New
proposed curtain to 2251
internal face
g lew proposed
) transparent glazing to
4 echo the previous
— fixed pane vacant \ngustrial

Inward-opening section————| I I [

I
opening section L
|

il to meet ventilation and o :lz\e/vmpnr%.posed curtain
timber cill & fascia 5 structural requirements. 5
Trickle vent to frame to v wri\l/natsm:rl\cfiat%eejr?{al
Existing timber cill to ——————— EXTERNAL VOID ventilation requirements EXTERNAL VOID / gerforl%/nance
be replaced with new 605 a0
to match the new 7 I Existing timber cill to ————F——
proposed window be replaced with new
frame. Colour thc to match the new Reference image of
new proposed glazing

proposed window

ﬁz\ EWFF-08/10_ Existing External Window Elevation frame. Colour tbc FF-OB/107 Proposed External Window Elevation type
0004

0004 /" 1:20 @ AL 1:20 @ A1

2
7

Refer to Architect
drawings for new
internal layout

Existing modern fixed
pane double-glazed
timber window to be
removed and existing
opening retained

F03 New proposed curtain to
Room internal face
. . . . Existing modern fixed
=— . i . — pane timber window to
be removed and
replaced with new

transparent triple-glazed
External window with minimal
timber/metal/concealed

L 3686 ,
frame and safety
/02 EWFF-08/10 _ Existing External Window Plan foughened glass. New
— proposed curtain to
0004/ 1:20 @ AL internal face

grtwggi%gfagé Ngr&ggﬁgaa‘téon, 1980s. Image courtesy of the Local

Refer to External Wall
drawing for proposed
thermal upgrade

IMAGES OF CURRENT CONDITION

information External
L 710 L 2236 L 710 b
4 + o
Jo 3686 N

Inward-opening section
to meet ventilation and

structural requirements /02" EWFF-08/10 _ Proposed External Window Plan

0004 /" 1:20 @ AL

Principal Elevation Rear Elevation Internal View Existing Section Detail
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B)

Itis proposed that modern brickwork is removed
from door openings, to reinstate the original plan
form. This will also allow the new proposed external
doors to the South Elevation to have a similar size
and consistent appearance.

IMAGES OF CURRENT CONDITION

External View Internal View

Lead flashing missing
to top of door surround
and base of adjoining
window EWFF-09,
replace with Lead
Code 6 or similar

approved.

| Il 1
Existing timber door surround———————————} 17
is rotten (see blue hatch). |7

Splice-in new softwood timber
where timber is rotten, to

match existing profile. Assess
concealed timber carcassing — —
and replace as required

] \
] ]

Existing modern metalj

shutter to be removed
& area made-good as
required

2960

2048

Existing modern brickwork to
be removed, to Structural
Engineer requirements, to
reinstate previous opening

Existing modern door
to be removed and
replaced with new
hardwood door
manufactured to match
the existing door profile 299 ,\( ¥

to EDGF-02. To 2839
comply with Approved

Doc M

——1om—J

1129 |, 259
*

General note: refer to
external elevation
repair drawings for
further information on
surround fabric

ﬁz\ EDGF-03 _ Existing External Door Elevation With Repairs

@Oy 120 @ AL
\ _
Stair Core

Existing modern door
to be removed and
replaced with new
hardwood door
manufactured to match
the existing door profile
to EDGF-02

Existing modern
brickwork to be

removed, to Structural

Engineer requirements,
to reinstate previous
opening width

Existing modern metal
shutter to be removed

& area made-good as =
required External

ﬁz\ EDGF-03 _ Existing External Door Plan

0004 /" 1:20 @ A1

General note: refer
external elevation
repair drawings for
further information on

surround fabric | II

Repaired existing
timber door surround.
Paint finish TBC.

New ironmongery to
suitable heritage profile
& finish to meet
security requirements
and Approved Doc M
(this drawing is
indicative only, new
ironmongery to be
approved by site
sample)

2400

New hardwood door 4 S N E—

manufactured to match
the existing door profile
to EDGF-02. To

2960

include letterbox to one
leaf. To comply with
Approved Doc M

New draught-stripping/ ——1— .|

proofing to door to

meet Building
Regulation compliance

—3100

1100

2839

Existing internal ramp,
access strategy to be

developed to meet ﬁz\ EDGF-03 _ Proposed External Door Elevation

requirements of
Approved Doc M

0004/ 1:20 @ A1

New proposed
breathable insulation to
approved detail or
alternative. Refer to
External Walls Detail
sheet for information

New hardwood door
manufactured to match
the existing door profile

GF-C03
Stair Core

to EDGF-02. To

include letterbox to one

leaf
1102

1169

New timber reveal to = |
opening, with 10mm 3-5
groove between S
existing shopfront and

External
2839

new timber reveal.
Finish to be confirmed
02 EDGF-03 _ Proposed External Door Plan

0004/ 1:20 @ A1
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i detail
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masonry to door opening
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Refer to Window
Schedule for ,
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adjacent opening
window
Historic d - =
masonry to door opening
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B
Existing modern fixed . -

2030

| FHHH

2048

IMAGES OF CURRENT CONDITION

Principal Elevation External Reveal Detail Current internal view

HISTORIC IMAGE NEW WINDOW REFERENCE IMAGE
(Source: Flicker.com/Manchesterfire/1979)

ew proposed
transparent glazing to
echo the previous
simplified industrial
/ opening.
New proposed timber
shutter to internal face
for privacy and thermal
performance

Reference image of
new proposed glazing

/0_2\ New Proposed Timber Shutter

T

T T

be removed and LT

replaced with new o
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triple-glazed window \ i =
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metall concealed frame
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A glass. New proposed
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|
|

02 EWGF-08/ EWFF-04/ EWSF-04; Existing Plan & Elevation 02 EWGF-O3/EWFF-O4/EWSF-04: Proposed Plan & Elevation
0004 120 @ AL Existing modern fixed 0007/ 120G AL

pane timber window to be
removed and replaced
with new transparent
triple-glazed window with
minimal timber/ metal/
concealed frame and
safety toughened glass

_ ) cFFFsF

New internal layouts by —————=

Architect Living Room & Kitchen
New proposed timber a4 . 1900
GO/ FO/ S01d shutter to internal face, +

refer to detail

‘See External Wall drawing
for new insulation detail

I

)

Refer to Window Schedule/
for information on adjacent
opening window

External
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0004/ 1:50 @ A1

Vertical timber
boards, clear finish
to be confirmed

71 ——— Heavy metal
latch and hinges

Internal Elevation Sample Image of Metal Latch Detail Only

C)

Detail developed for the new proposed window to
the existing full-height window. It is proposed that
the new frame for this window will be minimal, to
reinstate a sense of the historic industrial openings
forloading and unloading goods. A timber shutter
is proposed behind these windows, to allow privacy
and thermal upgrade to the living spaces.



D)

Itis proposed that modern brickwork is removed
from door openings, to reinstate the original plan
form. This will also allow the new proposed external
doors to the South Elevation to have a similar size
and consistent appearance.

IMAGES OF CURRENT CONDITION

External View Internal View

Blocked-up fanlight to

be reinstated in-line
with new recessed
door. Timber frame
with Histoglass, or
similar approved

General note: refer to
external elevation

Blocked-up §

repair drawings for Fanlight
further information on

surround fabric

Existing modern brickwork to be\,‘_u T

removed, to reinstate previous ‘\'\‘ *7»\

opening. Removal to Structural
Engineer requirements, I

I
Historic decorative masonry to [
door opening to be retained and \!\L\'\ I
protected during works [T

Existing modern door ———
to be removed and \
replaced with new

hardwood door
manufactured to match
the existing door profile

to EDGF-02. To B

comply with Approved
Doc M

Existing external steps,
access strategy to be _

developed to meet 182 900
requirements of
Approved Doc M 1272

ﬂz\ EDGF-01 _ Existing External Door Elevation
0004/ 1:20 @ AL

Refer to Architect
drawings for proposed
works to internal layout

Stair Core

Existing modern
brickwork to be

removed, to reinstate TlL 900
previous opening.
Removal to Structural 4.
Engineer requirements
3
g -
2 el
1 3
Existing modern door
to be removed and
replaced with new External
hardwood door Water Street
manufactured to match Footpath
the existing door profile
to EDGF-02.

[ 02\ EDGF-01_ Existing External Door Plan

0004/ 1:20 @ AL

General note: refer t NN

external elevation I I [ [

repair drawings for [ I [ I [ ‘ I ‘
further information on I T T T
surround fabric I [ I

T Head to new porch to —
Structural Engineer
requirements

New fanlight to hardwood timber Plaster to soffit of new —
framing and Histoglass, or porch, paint finish thc
similar approved. Paint finish § New proposed
the breathable insulation to
approved detail or
o . alternative. Refer to 1
Historic decorative masonry to T T T External Walls Detail
door opening to be retained and T T T _ sheet for information.
protected during works . [ I [ I ‘ [ -
New ironmongery to suitable i ‘ T ‘ T ‘ T
heritage profile & finish to N [
meet security requirements I T \\1 I T I
and Approved Doc M (this [ : 1 : 5 I : 1 External GF-C02
drawing is indicative only, T 1 I Water Street Stair Core
new ironmongery to be I I I
approved by site sample) ‘ T ‘ T ‘ L o | T ‘ Historic de'c:oorgtit\’/)eath
- [ - [ ! 1 LI ‘ [ - masonry to door T
New hardwood door = f : f I I opening to be
meem::z:rl\gegofr rg?;;:; [ ‘ [ : [ : [ retained and
to EDGF-02. To CLr ] [T Protected during
comply with Approved E—
Doc M. Paint finish tbc
i
New letterbox to suitable ——————————T 1T | [ New brick piers, to
heritage profile & finish match existing historic
T brickwork, to include
" coursing. To Structural
New draught- proofing to Enginegr requirements
door to meet Building
Regulation compliance 3 §
Existing external steps,
access strategy to be — — —
developed to meet 1158
requirements of
Approved Doc M 1272

ﬂz\ EDGF-01 _ Proposed External Door Elevation

0004/ 1:20 @ AL

Refer to Architect
drawings for proposed
works to internal layout

New hardwood door
manufactured to match ~
the existing door profile

to EDGF-02. New

timber fanlight above,

in-line with new door.

New proposed
breathable insulation to

GF-C02
Stair Core

e
approved detail or = / '\ p 215,
alternative. Refer to
External Walls Detail
sheet for information.

KRR
(%))
=3
o
=
(0]

ﬂz\ EDGF-01 _ Proposed External Door Section
0004/ 1:20 @ AL

New brick piers, to

562

match existing historic
brickwork, to include

coursing. To Structural
Engineer requirements

Existing external steps,

access strategy to be

developed to meet

requirements of

Approved Doc M ﬁz\ EDGF-01 _ Proposed External Door Plan

0004/ 1:20 @ AL

New brick piers, to
match existing historic
brickwork, to include
coursing. To Structural
Engineer requirements

External
Water Street
Footpath

13



General note: refer
external elevation
repair drawings for
further information on
surround fabric

Existing modern
window removed and
masonry opening
made-good as required

02
0004

Existing modern
window removed and
masonry opening
made-good as required

02
0004

L

==

[ TT T[T

EWGF-08 =TT —HJL =
e

i 7=

EWGF-08__Existing External Window Elevation

1:20 @ AL

.

G07 & F05
Plant/ WC

External

EWGF-08 _ Existing External Window Plan

1:20 @ AL

14 Donald Insall Associates | Waterside House

~FFL
First Floor
Z

General note: refer New proposed
external elevation breathable insulation to Office/
repair drawings for I =L L : L approved detail or Wardrobe to
further information on alternative. Refer to )
surround fabric External Walls Detail First Floor
2 sheet for information
= i
i
New window to existing <]
opening. Triple glazed o N nd )
toughened safety lew window to existing
glass, minimal timber/ <4 [ opening. Triple glazed 8
concealed frame. g = Ic;ughened sa{e_ly el
mberocring e ) Soncealed fame.
T V } Recessed behind new
e L e timber boarding
Ex —
—_——
oi = g
Existing masonry — New internal cill to
opening retained and %; timber finish
- — ———
protected during works e I New masonry infil te__ |
==
— Fire Engineer I
_— requirements
iz
=
5
]
=
"
Undercut to timber =" Undercut to nmber\ Plant room to
boarding, to allow 1| boarding, to allow \Ground Floor
ventilation to plant 85 ventilation to plant
. e .
room behind £ &’ V————run room behind, to MEP
S = ,:l[ requirements
[ei=] —_—
=2 =——+
New min. 200mm recessed =3
timber boarding to infill the © = i
existing opening. Penny-gap oo — Lt
detail between boards }%Z
= ——1
e
Penny-gap detail = 200mm min. timber——|
between boards %E boarding on timber
| framing to infill existing
= 2 | opening. Supporting
' - masonry infill as
ﬁ v T' required
m EWGF-08 _ Proposed External Window Elevation 027\ EWGF-08 _ Proposed External Window Section
0004/ 1:20 @ AL 0004/ 1:20 @ AL

Refer to Architect drawings
for new internal layouts \

New proposed breathable
insulation to approved detail or
alternative. Refer to External
Walls Detail sheet for information

New internal cill to timber finish

449
601

New window to existing
opening. Triple glazed
toughened safety glass,

OFFICE/
WARDROBE
APTO07-06 (FF)
i T
"'Jl/i//[/ |
>
Existing masonry

X
reex\;eoaslz ‘;oa:‘edmaln Z AWW//%//%

/

minimal timber/ concealed
frame. Recessed behind
new timber boarding

§\§\§§§E

-

N

\

made-good as required External
Timber cill to make-up
distance between face
of window and face of
timber boarding

ﬁz\ EWGF-08 _ Proposed External Window Plan FF

\0004) " 1:20 @ AL

New 200mm timber Ground Floor Plant Room
boarding to infill the existing
opening. Penny-gap detail

between boards, fixed to batons.

Window, supporting masonry
infill and ventilation to MEP
requirements

Existing masonry
reveals to remain External
exposed and

made-good as required

02\ EWGF-08 _ Proposed External Window Plan GF
0004/ 1:20 @ AL

E)

Detail developed for the new proposed window to
replace the existing modern window on the North
elevation. Itis proposed to install new timber-
boarding to the new plant room to the ground floor.
and a timber window with minimal frame to the new
office/ wardrobe to the first floor.

The current modern window does not suit the
internal plan and this new proposed intervention
will read as modern and industrial, whilst allowing
functionality of the spaces behind.

IMAGES OF CURRENT CONDITION

Rear Elevation Internal View



F)

Itis determined that the existing vestibule at GO6 is a significant
manifestation of the historic industrial character. It has many
elements from the original office reception, constructed to a high
standard of detail on par with the external South Elevation. The
internal layout also alludes to the building's past sequence of use.

It is proposed that special elements are retained and protected for
use in the new apartment scheme. Elements identified as special to
the building's character include; internal windows and the internal
door, skirting, existing tiles, vaulted plaster ceiling details and the
existing key box.

It is also proposed that the existing layout kept as is reasonably
practicable, as a demonstration of the original office spaces and
sequence through the building.

Further images of this GO6 can be found in the Photographic
Inventory in the Appendix.
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Refer to drawing
MANWHWSO01-DR-3208-3P-0-EDGF02
for existing external door
detail and South

Elevation

Modern concrete to be
carefully broken-out and
new recessed coir
matwell installed, flush
with top of adjacent tile

Existing historic Victorian
Industrial Tiles to be retained.
Debris and stored items to be
removed from G06 Vestibule.
Tiles to be protected during
works. Refer to Notes below for
works methodology

Refer to drawing for existing
internal window details:
MANWHWS01-DR-3508-3P-0-
ExistingVestibuleGO6WestElevation

New proposed wall behind the
existing internal windows, to allow
fire and acoustic separation to
Fire and Acousitc Engineer
requirements. To Architect detail.
New wall to be easily removable
from the existing joinery, without
causing damage

Existing historic internal door to

be retained, refer to drawing
MANWHWSO01-DR-3506-3P-0-
ExistingVestibuleGO6NorthElevatjon

NN

EDGF-02| ||

EDGF-04

0p
—

VE

1328

Existing historic recessed key
cupboard to be retained and
protected.

Refer to Image 01 - 03 below

IBULE

m Existing Vestibule (G06) Part -Plan with Proposed Works

0004/ 1:10 @ AL

NOTES

General
Drawings are indicative and to be developed in conjunction with/ approved by:

Building Control Officer
Local Authority Conservation Officer
MEP Engineer

Acoustic Engineer (AE)

Fire Engineer (FE)

Structural/ Drainage Engineer
Architect

Access to the roof and all elevations is limited and roof condition and build-up to be confirmed

All products to be installed to manufacturer's requirements. Product systems to be used where:
practicable

Drawings to be read in conjunction with:

«  Donald Insall Associates information
«  Consultant issued & Khan + Li Architects information

Survey Information
«  Drawings based on information from Khan + Li Architects only and all dimensions to be
confirmed

Timber survey to undertaken to establish integrity of key structural elements

Insulation

«  Insulation specification to meet the reauirements of Apbroved Doc L and B

Donald Insall Associates | Waterside House

;
%
77 7 7
S o 7
% 0 Z
%
0 A 1
A AN
%, % 7, e
70 0000000 %
AN, .
% I
000000 %
s (I
7
7
Existing historic timber skirting to be

retained and repaired as required.
Paint finish thc. Existing paint should
not be stripped, revert to sound base

Existing historic monogram in tile
to be retained and protected
during works. Refer to Notes
below for works methodology

ONLY if required for over-painting

«  Insulation specification to meet the requirements of Approved Doc L and B
«  Insulation specification to be agreed with fire engineer
«  New insulation to be fixed so that it is removable without damage to existing fabric

Floors

«  Floor build-up to meet the requirements of Approved Doc E and be agreed and approved by
acoustician

Floor build-up to meet the requirements of Approved Doc B and be agreed and approved by
fire engineer.

Separating floors to achieve 60 minute fire protection; detail by others
«  Servicing strategy to be developed with MEP engineer to maintain fire and acoustic
separation

Windows & Doors

«  Glazing specification to meet the requirements of Approved Docs L and E

«  Opening lights to be agreed as part of ventilation strategy with MEP Engineer

« Window/ Door specification to agreed with Local Authority Conservation Officer & Building
Control Officer

Note: existing retained timber to be splice-repaired with matching. Where new finish is required,
timber should not be fully stripped of existing paint. Strip to sound base only and overpaint as
required. Existing profiles shown are indicative only, confirm onsite.

Refer to drawing for existing
internal window details:

MANWHWSO01-DR-3507-3P-0-
ibuleGO!

Existing vation

Tiles

Given the age of the building it is assumed the tiles would be classed as ‘Industrial Tiles' based
on Historic England Guidance.

«  Carefully hover the tiles to remove any loose dust and debris. Taking care not to scratch the:
surface.

«  Thetiles should be pre-wetted; this saturates the porous body of the tile and prevents
cleaning agents from penetrating further.

« Apply amild synthetic detergent (Ph neutral) and carefully scrub with a soft bristle brush.
Remove access water with a dry cloth. Repeat until tiles are clean

Note: Chioride bleach should not be used on historic ceramics, as it can encourage salt
crystallisation under the glaze

KEY PLAN (Existing)

New proposed wall behind the existing
internal window, to allow fire and acoustic
separation to Fire and Acousitc Engineer
requirements. To Architect detail

New wall to be easily removable from the
existing joinery, without causing damage.
(Note that the rear section of EWG-03 is
already missing onsite)

01

TEP

Existing modern metal floor

transition strip, marking floor
finish change from historic
Victorian Industrial Tiles to new

linoleum over unknown floor
build-up. Transition strip to be
removed and replaced as
required

IMAGES OF EXISTING FEATURES

Image 01 - Existing Key Cupboard in Context

Floor type under modern linoleum
unknown. Opening-up works
required to confirm current
build-up

Image 02 - Detalil (closed face)  Image 03 - Internal Detail



Existing decorative plaster rolls to
be retained and repaired as
required with like-for-like. Paint
finish tbc

Adjacent internal window
surround is connected to
EDGF-04 architrave, to be
protected as one set during works

Existing internal door EDGF-04 to ——

be retained.

o
7%
o,

2y
o
L

1100

Existing internal door joinery to be
retained and repaired as required
Paint finish tbc. Existing paint
should not be stripped, revert to
sound base ONLY if required for
over-painting

Existing 50mm thick timber door
leaf

Existing door closer to be
removed, pending Fire Engineer
approval

Existing modern ironmongery to
be replaced with new to suitable
heritage profile and finish. To
meet Fire Engineer and
Document M accessibility
requirements

New proposed wall behind the existing—

internal windows, to allow fire and

acoustic separation to Fire and Acousitc

Engineer requirements. To Architect
detail.

New wall to be easily removable from the
existing joinery, without causing damage.

Existing historic timber skirting to be

retained and repaired as required.

Paint finish thc. Existing paint should
not be stripped, revert to sound base

ONLY if required for over-painting

01

NN
N
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NN
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Existing Vestibule Elevation - North &
Existing Internal Door EDGF-04

0004/ 1:10 @ A1

Existing modern metal transitior
strip to be replaced

Existing internal door EDGF-04 to
be retained and upgraded as
outlined

New proposed wall behind the existing——__|
internal windows, to allow fire and
acoustic separation to Fire and Acousitc
Engineer requirements. To Architect

New wall to be easily removable from the
existing joinery, without causing damage

01 Plan of Existing Internal Door EDGF-04

0004/ 1:10 @ A1

Existing transparent modern
wired single glazing pane to be
removed and replaced with clear
safety toughened glass

__———New proposed wall behind the existing

internal window, to allow fire and acoustic
separation to Fire and Acousitc Engineer
requirements. To Architect detail.
New wall to be easily removable from the
existing joinery, without causing damage.
(Note that the rear section of EWG-03 is
already missing onsite)

IMAGES OF EXISTING CONDITION

New proposed wall behind the existing
internal window, to allow fire and acoustic
separation to Fire and Acousitc Engineer
requirements. To Architect detail.

New wall to be easily removable from the
existing joinery, without causing damage.
(Note that the rear section of EWG-03 is
already missing onsite)

NOTES
General

Drawings are indicative and to be developed in conjunction with/ approved by:

Building Control Officer

Local Authority Conservation Officer
MEP Engineer

Acoustic Engineer (AE)

Fire Engineer (FE)

Structural/ Drainage Engineer
Architect

Access to the roof and all elevations is limited and roof condition and build-up to be confirmed

All products to be installed to manufacturer's requirements. Product systems to be used where
practicable

Drawings to be read in conjunction with:

. Donald Insall Associates information
. Consultant issued & Khan + Li Architects information

Survey Information

e Drawings based on information from Khan + Li Architects only and all dimensions to be
confirmed
. Timber survey to undertaken to establish integrity of key structural elements

Insulation

. Insulation specification to meet the requirements of Approved Doc L and B
. Insulation specification to be agreed with fire engineer
. New insulation to be fixed so that it is removable without damage to existing fabric

Floors

. Floor build-up to meet the requirements of Approved Doc E and be agreed and approved by
acoustician

. Floor build-up to meet the requirements of Approved Doc B and be agreed and approved by
fire engineer.

e Separating floors to achieve 60 minute fire protection; detail by others

. Servicing strategy to be developed with MEP engineer to maintain fire and acoustic
separation

Windows & Doors

. Glazing specification to meet the requirements of Approved Docs L and E

. Opening lights to be agreed as part of ventilation strategy with MEP Engineer

. Window/ Door specification to agreed with Local Authority Conservation Officer & Building
Control Officer

Note: existing retained timber to be splice-repaired with matching. Where new finish is required,
timber should not be fully stripped of existing paint. Strip to sound base only and overpaint as
required. Existing profiles shown are indicative only, confirm onsite.

Tiles

Given the age of the building it is assumed the tiles would be classed as ‘Industrial Tiles' based
on Historic England Guidance.

. Carefully hover the tiles to remove any loose dust and debris. Taking care not to scratch the
surface.

. The tiles should be pre-wetted; this saturates the porous body of the tile and prevents
cleaning agents from penetrating further.

. Apply a mild synthetic detergent (Ph neutral) and carefully scrub with a soft bristle brush.
Remove access water with a dry cloth. Repeat until tiles are clean.

Note: Chloride bleach should not be used on historic ceramics, as it can encourage salt
crystallisation under the glaze.

KEY PLAN

222224
L Crwe-03)—t




NOTES
General

New proposed wall behind the existing
internal window, to allow fire and acoustic
separation to Fire and Acousitc Engineer
requirements. To Architect detail

New wall to be easily removable from the
existing joinery, without causing damage
(Note that the rear section of EWG-03 is
already missing onsite. Missing glass
does not need to be replaced

Drawings are indicative and to be developed in conjunction with/ approved by:

Building Control Officer

Local Authority Conservation Officer
MEP Engineer

Acoustic Engineer (AE)

Fire Engineer (FE)

Structural/ Drainage Engineer
Architect

Access to the roof and all elevations is limited and roof condition and build-up to be confirmed

2
A A All products to be installed to manufacturer's requirements. Product systems to be used where
L practicable
LS S S S S S S S S ////////,////,//////////////,////,/////////,////,////,/////
7 ” 7 7 7 7 Y A A s
A A I Drawi to be read in i fon with:
2 L
LS S e S . . .
Z 7/ ///,/ ///,/ % // o // 7 . Donald Insall Associates information
L0000 . Consultant issued & Khan + Li Architects information
L0
AN .
7 /// 7 Survey Information
00
Existing internal door . Drawings based on information from Khan + Li Architects only and all dimensions to be
and_]omery to be Redundant services removed and °°""’"?e“ . -
retained, refer to affected areas made-good . Timber survey to undertaken to establish integrity of key structural elements
MANWHWSO01-DR-3506-3P 7 H
-0-ExistingVestibule % exl ng Insulation
GO6NorthElevation [ 190 1070
77y // // SE ICes . Insulation specification to meet the requirements of Approved Doc L and B
% . Insulation specification to be agreed with fire engineer
. New insulation to be fixed so that it is removable without damage to existing fabric

Floors

Redundant services removed and
affected areas made-good

. Floor build-up to meet the requirements of Approved Doc E and be agreed and approved by
acoustician
. Floor build-up to meet the requirements of Approved Doc B and be agreed and approved by
fire engineer.
Existing historic internal windows ~ ® Separating floors to achieve 60 minute fire protection; detail by others
to be retained. Paint finish tbc. . Servicing strategy to be developed with MEP engineer to maintain fire and acoustic
Existing paint should not be separation
stripped, revert to sound base
ONLY if required for over-painting

Windows & Doors

EWG-03
glass\pissing

. Glazing specification to meet the requirements of Approved Docs L and E

. Opening lights to be agreed as part of ventilation strategy with MEP Engineer

. Window/ Door specification to agreed with Local Authority Conservation Officer & Building
Control Officer

Note: existing retained timber to be splice-repaired with matching. Where new finish is required,
timber should not be fully stripped of existing paint. Strip to sound base only and overpaint as
required. Existing profiles shown are indicative only, confirm onsite.

Tiles

[—Glazing is missing onsite, to be  Given the age of the building it is assumed the tiles would be classed as 'Industrial Tiles' based

replaced by new fire/acoustic on Historic England Guidance.
wall behind . Carefully hover the tiles to remove any loose dust and debris. Taking care not to scratch the
surface.

. The tiles should be pre-wetted; this saturates the porous body of the tile and prevents
cleaning agents from penetrating further.

. Apply a mild synthetic detergent (Ph neutral) and carefully scrub with a soft bristle brush.
Remove access water with a dry cloth. Repeat until tiles are clean.

Note: Chloride bleach should not be used on historic ceramics, as it can encourage salt
crystallisation under the glaze.

Existing historic timber
skirting to be retained
and repaired as
required. Paint finish
the. Existing paint
should not be stripped,
revert to sound base
ONLY if required for
over-painting

——Existing internal masonry wall to

be retained. Upgrade to meet Fire

Engineer and Accoustic Engineer IMAGES OF EXISTING CONDITION
reruirements. Paint finish TBC

1280

310

KEY PLAN

Refer to drawing
MANWHWS01-DR-3208-3P-0-EDGF02
for existing external door
detail and South

Elevation

L A— L

—

/o1 _Existing Vestibule Elevation - East

0004/ 1:10 @ AL
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New proposed wall behind the existing

internal windows, to allow fire and
acoustic separation to Fire and Acousitc
Engineer requirements. To Architect
detail.

New wall to be easily removable from the

existing joinery, without causing damage

Existing trefoils carved into

existing timber window surround

Existing historic internal window

Internal window surround and

internal door surround are
connected, to be treated as a set

set EWG-01 to be retained.
Paint finish tbc. Existing paint
should not be stripped, revert to
sound base ONLY if required for
over-painting

EWG-01

Existing historic internal window
EWG-02 to be retained. Note that
EWG-02 has a different frame
profile than EWG-01. Paint finish
the. Existing paint should not be
stripped, revert to sound base
ONLY if required for over-painting

T
RN
A

Existing transparent etched and
plain glazing to be retained

Existing semi-engaged carved ———7 |

timber columns with foliage
decoration to capitals

Existing external door ——————
and joinery to be
retained for upgrade,
refer to
MANWHWS01-DR-
3208-3P-0-EDGF02

Existing internal door

3165

Etc

hed glass

BN

Etched glass

NN
ANNNN
ARNNN

370

=

=0

and joinery to be

retained, refer to
MANWHWSO01-DR-3506-3P
-0-ExistingVestibule
GO6NorthElevation

Existing historic timber skirting to be

1010

Existing transparent single
glazing to EWG-02 is not historic,
to be replaced with safety
toughened glass

Existing historic key compartment
recessed into the other side of
this wall, to be retained. Refer to
Plan Drawing for further detail

310

retained and repaired as required.
Paint finish thc. Existing paint should
not be stripped, revert to sound base
ONLY if required for over-painting

2520

/o1 Existing Vestibule Elevation - West

Existing internal wall to be
retained. Separate upgrade to
meet Fire Engineer and
Accoustic Engineer requirements.
Paint finish TBC

General
Drawings are indicative and to be developed in conjunction with/ approved by:

Building Control Officer

Local Authority Conservation Officer
MEP Engineer

Acoustic Engineer (AE)

Fire Engineer (FE)

Structural/ Drainage Engineer
Architect

Access to the roof and all elevations is limited and roof condition and build-up to be confirmed

All products to be installed to manufacturer's requirements. Product systems to be used where
practicable

Drawi to be read in j ion with:

. Donald Insall Associates information
. Consultant issued & Khan + Li Architects information

Survey Information

. Drawings based on information from Khan + Li Architects only and all dimensions to be
confirmed
. Timber survey to undertaken to establish integrity of key structural elements

Insulation

. Insulation specification to meet the requirements of Approved Doc L and B
. Insulation specification to be agreed with fire engineer
. New insulation to be fixed so that it is removable without damage to existing fabric

Floors

. Floor build-up to meet the requirements of Approved Doc E and be agreed and approved by
acoustician

. Floor build-up to meet the requirements of Approved Doc B and be agreed and approved by
fire engineer.

. Separating floors to achieve 60 minute fire protection; detail by others

. Servicing strategy to be developed with MEP engineer to maintain fire and acoustic
separation

Windows & Doors

. Glazing specification to meet the requirements of Approved Docs L and E

. Opening lights to be agreed as part of ventilation strategy with MEP Engineer

. Window/ Door specification to agreed with Local Authority Conservation Officer & Building
Control Officer

Note: existing retained timber to be splice-repaired with matching. Where new finish is required,
timber should not be fully stripped of existing paint. Strip to sound base only and overpaint as
required. Existing profiles shown are indicative only, confirm onsite.

Tiles

Given the age of the building it is assumed the tiles would be classed as 'Industrial Tiles' based
on Historic England Guidance.

. Carefully hover the tiles to remove any loose dust and debris. Taking care not to scratch the
surface.

. The tiles should be pre-wetted; this saturates the porous body of the tile and prevents
cleaning agents from penetrating further.

. Apply a mild synthetic detergent (Ph neutral) and carefully scrub with a soft bristle brush.
Remove access water with a dry cloth. Repeat until tiles are clean.

Note: Chloride bleach should not be used on historic ceramics, as it can encourage salt
crystallisation under the glaze.

SAMPLE OF EXISTING IMAGES

Carved capital detail EWG-01 Existing View EWG-02 Existing View

KEY PLAN

— L E——L L)
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Gutter missing, temporary guter to be fited.
while new guter is sourced

NORTH FACING

Existing RWP

Al vegetation to be

raked out to remove the root bed, area treated
with environmentally sensitve herbicide solution
kil any root remains.
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Roof Plan - Repairs to Existing

1:100 @ A3

EXTERNAL REPAIRS KEY

Masonry Repairs
Existing parapets to be assessed onsite by fingertip survey,
pending roof access. Masonry to be repaired as required,
deteriorated brickwork to be replaced to match existing and loose
copings and features to be re-fixed.

Roof Repairs
Full design review to be undertaken of the existing lead valleys /
qutters/ waterproofing. Details to comply with the British Lead

Sheet Association guidance, to include new falls. Fit on site. Roof
deck to be replaced with like-for-like

=

O

Strip and overhaul roof, new breather membrane, battens and refit
existing assumed Westmoreland slate. Record existing roof before
stripping, to include slate coursing pattern. Slate to be stripped
and graded and relaid to match existing. Any shortfall to be
made-up with matching slates. New breathable insulation to be.
considered between the rafters. Full scaffold enclosure may be
required to mitigate water ingress during works, where scaffold is
required it to be designed to avoid impact on existing fabric. Full
inspection to be undertaken of structure when exposed and
repairs undertaken to Structural Engineer requirements, to include
timber ends imbedded in masonry.

Vegetation to be removed and roots carefully raked out to remove
the oot bed, area treated with environmentally sensitive herbicide
solution to kil any root remains. Affected material to be made-good

Existing hip! ridge details to be confirmed onsite. Upgrade with
new to match existing, to modern standards. Blue/grey tile
assumed to ridge, confirm onsite. See Standard Detail Sheet 13F:
Hip Soakers, for lead option

Donald Insall Associates | Waterside House

SOUTH FACING

WATER STREET

Windows

&
t

New proposed window/door to meet acoustic and security
requriements. Product to ‘conservation rooflight by The Rooflight
Company, or equivalent. Refer to Window Schedule. New rooflight
10 provide roof access by drop-down ladder or similar

Existing rooflight removed and opening made-good as required.
Refer to Window Schedule

New proposed window/door to meet acoustic and security
requriements. Product to ‘conservation rooflight by The Rooflight
Company, or equivalent. Refer to Window Schedule

STRUCTURAL WORKS : GENERAL NOTES

For all structural interventions and additions refer to information
provided by Healey Consulting Structural Engineers

G)

Detail developed for roof repairs and upgrade to include

new rooflights.

Itis proposed that services are routed to discreet outlets in the roof,
detail provided in the Appendix. New services will not manifest at the
external elevations.
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New proposed gate to the existing archway, as per Architect drawings.
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Alternative detail
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Deflection head

Downward (vertical) movement
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Base and horizontal board joint
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Wall abutment

Inner layer 19mm Gyproc plasterboard fixed horizontally to each stud with t
suitable British Gypsum screws. Outer layer Gyproc plasterboard or Glasror
specialist board fixed with suitable British Gypsum screws at 300mm centre
(200mm centres at external angles)

Two lines of Gypframe 'C' studs at specified centres cross braced

with Gypframe 99 FC 50 Fixing Channel at 3600mm centres

(staggered by 1800mm between stud pairs) fixed to each stud

with four suitable British Gypsum wafer head screws

Isover insulation and/or stone mineral wool where required

Gypframe Channel suitably fixed to floor at 600mm centres in two

lines staggered by 300mm. Deep Channel for heights between

4200mm and 8000mm or Extra Deep Channel for heights over

8000mm

Gyproc Sealant for optimum sound insulation

Gyproc jointing material bulk fill where gap exceeds 5mm

Indicative Skirting

Gypframe GFS1 Fixing Strap progressively inserted between board
layers to support outer layer horizontal board joints

Gypframe 'C' stud suitably fixed to wall at 600mm centres in two

lines staggered by 300mm

Gyproc FireStrip

One or two channel width strip(s) of board. Two strips

pre-fixed to channel with suitable British Gypsum screws at

600mm centres

Gypframe GFS1 Fixing Strap fixed through board to studs with

suitable British Gypsum screws at 1200mm centres to receive uppermost
board fixings (no fixings into head channel)

Gypframe steel angle or timber batten suitably fixed to soffit to retain
insulation where required

Two 50mm width strips of Glasroc F FireCase fixed to soffit with suitable fir¢
resistant fixings at 600mm centres, or Gypframe GA4 or GA7 Steel Angle
bedded on bead of Gyproc Sealant and fixed to soffit with suitable fire
resistant fixings at 600mm centres

Proposed typical wall detail - Type 017 (separating walls)

22

Donald Insall Associates | Waterside House

Alternative detail

Y/

Stud top

Deflection head
Downward (vertical) movement
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Base and horizontal board joint
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Wall abutment

Inner layer 19mm Gyproc plasterboard fixed horizontally to each stud with two
suitable British Gypsum screws. Outer layer Gyproc plasterboard or Glasroc
specialist board fixed with suitable British Gypsum screws at 300mm centres
(200mm centres at external angles)

Gypframe 'C' studs at specified centres

Horizontal Gypframe RB1 Resilient Bars at specified centres fixed to all studs
with suitable British Gypsum wafer head screws

Isover insulation where required

Gypframe Channel suitably fixed to floor at 600mm centres (in two lines
staggered by 300mm for 94mm and 148mm channels). Deep Channel for
heights between 4200mm and 8000mm

Gyproc Sealant for optimum sound insulation

Gyproc jointing material bulk fill where gap exceeds 5mm

Indicative skirting

15 x 50mm timber packer suitably fixed to metal framework

Gypframe GFS1 Fixing Strap progressively inserted between board layers to
support outer layer horizontal board joints

Gypframe 'C' stud suitably fixed to wall at 600mm centres (in two lines
staggered by 300mm for 92mm and 146mm studs)

Short lengths of Gypframe RB1 Resilient Bar between horizontal lengths
fixed to studs with suitable British Gypsum wafer head screws

Gypframe Deep Channel or Extra Deep Channel suitably fixed through
board to soffit at 600mm centres (in two lines staggered by 300mm for
94mm and 148mm channels)

Gyproc FireStrip

One or two channel width +15mm (ie. 72+15mm) strip(s) of board. Two
strips pre-fixed to channel with suitable British Gypsum screws at 600mm
centres

Gypframe Channel noggings with ends notched around studs and fixed

with suitable British Gypsum wafer head screws, to receive uppermost

board fixings (no fixings into head channel)

Gypframe steel angle or timber batten suitably fixed to nogging to retain
insulation where required

Two 50mm width strips of Glasroc F FireCase fixed to soffit with suitable

fire resistant fixings at 600mm centres, or Gypframe GA4 Steel Angle
bedded on bead of Gyproc Sealant and fixed to soffit with suitable fire
resistant fixings at 600mm centres

Stone mineral wool 33kg/m* minimum density by others

Proposed typical wall detail - Type 02 (general wall partition)

)]

Detail developed on internal wall finishes and stud wall construction, as per

Architect drawings.

Full drawings available in the Appendix
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Developed design on treatment of the cast iron column
& floor system. These structural elements are an
important part of the existing fabric. It is proposed that
it is retained throughout and upgraded for thermal/ fire/
acoustic performance.

Existing brickwork arch
The adjacent drawing shows a sample only, refer to e - wo
the Appendix for the full suite and the corresponding [ ‘ [ ‘ [ gg
MANWHWS01-SH-3902-3P-0-ScheduleOfExistingCast T g

IronColumns

Note also that these drawings are indicative of design
intent only and will be further developed to ensure
Building Regulation compliance.

Existing connection between
Ground Floor and Basement
columns, to be confirmed with
opening-up works

Existing timber floorboard,
refer to Architect for
upgrade detail and finish

Existing cast iron plate

Existing detailed cast iron

(Existing)

column with presumed
wrought iron fixings. Refer
to Schedule for images

2538

Column assumed
20mm thick, confirm

Existing floor build-up
presumed sufficient for FE
and AE requirements,
pending approval from same
and site investigative works

Missing and damaged
brickwork to be replaced
with new to match
existing and lime mortar
to mix approved onsite.
Finish to ceiling to lime
plaster and vapour
permeable paint finish

New soffit, finish thc.
Maximum exposure of
column head as-is
reasonably practicable

Legibility of existing cast
iron seams to be
maintained. This is an
important feature of the
historic fabrication
process. New proposed
rust treatments and
intumescent paints to be
approved by site
sample.

Finish to intumescent
paint to be confirmed

onsite
(Existing) Existing)
FFL —p 130-FL
LGF LGF
Existing concrete slab ~_

to new floor build-up by
others

Elevation
/03" Column Type 03 - Reflected Plan

\000L/" 1:5 @ AL

m Column Type 02 - Existing Section & Proposed Works m Column Type 02 - Existing Elevation & Proposed Works ﬁ:ﬁ Column Type 02 - Sample Image of Existing

0001/ 1:10 @ AL 0001/" 1:10 @ AL 0001/ nts@ AL



b E:;\S;Lnegncggze:éggm New intumescent seals
to FE requirements
= columns
N New proposed mineral
Existing timber wool to compression
floorboard, refer to st fit. to FE & AE (Existing)
Architect for upgrade xisting ’ | Xstng,
. . requirements
detail and finish FGFI% q | FGFII:_
|
sS01d /7New proposed services—\ |
7 zone to M&E T I
- q )
2f8 : requrements BESEEEEE \/ BEked—
Existing timber joist sits ™ I Modern timbers fixed to s R
onto existing beam and s | - SE’V‘C:‘\ZO”G beam to be removed, SEWyé Zone T 3 °
timber packers | ! pending Structural T L 2] -
| SOFFIT Engineer approval sorer /| | Modern timbers fixed to beam
Existi | New plasterboard — 7 {
[.X'Z |n%exposseéo o divisions within existing |
imber beam ( X | floor joist depth, to FE Existing Cast Existing Beam
180mm) | approval Iron BFacket
o 1 New soffit: plasterboard / |
X ceiling fixed to underside of
- . existing joists, to FE
! _E><|st|ng detallgd cast ! requirements. Finish by
I iron column with Architect
g resumed wrought iron renitec
| ? i Existi gb It New intumescent seal I
| ixings. Existing bolts me: 3
} not present, refer to | above existing cast iron |
| Schedule for images. bracket to FE |
! Fixings to Structural } requirements. Cast iron |
} Engineer requirements | bracket to remain }
} FO1 | exposed |
I I I
} | Existing timber beam |
| | to remain exposed. |
! I Clear finish to be |
! | confirmed by site |
} } sample |
! |
! |
I |
|
! |
| |
|
|
! |
‘ |
|
| |
| | ‘
|
| |
o P ] o
| 0 @ | \ o 0
| - Te] | Te] —
| ™ N I Legibility of existing cast——————— | N ™
| } iron seams to be |
! | maintained. This is an |
| G01 important feature of the |
! ! historic fabrication I
! |
I | process. Proposed rust I
} | and fire-proofing I
} | treatments to be ‘
| | approved by site sample }
I
|
! |
| | |
! | New proposed |
} ‘ intumescent paint to |
| } Fire Engineer |
} | requirements. Approval |
== | by site sample. Finish |
A Column assumed | to intumescent paint to |
Ax 20mm thick, confirm | be confirmed |
le 1 onsite | |
| |
| I |
| Existing (Existing)
| FFL N 20 1] 130 FE
; LGF \ ‘ LGF
|
I I
| I
| Il
! BO1 N
| |
| o L
| Existing concrete slab \ T N
! to new floor build-up by
I others
I
I
I
I
I
I
|
L |
|
m Column Type 01 - Existing Section & Proposed Works ﬁz\ Column Type 01 - Existing Elevation & Proposed Works
. : . fp 0001/ 1:10 @ AL 0001/ 1:10 @ AL
Sketch indicating how the existing columns are 2/ N

connected through the building's main spaces.
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Elevation

/03" Column Type 01 - Reflected Plan

0001/ 1:5@ AL

/Oh Column Type 01 - Sample Image of Existing
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Breather membrane

Detail de
veloped
for proposed elevation
repairs and
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Timber skirting board

New floor finish TBC

28mm Maxideck
acoustic floor

Existing timber floor

boards TBC

6
0 min fire-rated cavity

closer

100mm Therr

breath: i
able insulati

a
between joists ton

18mm resilient bar

2 layers 1.
2.5m
Plasterboard "

Proposed
Details - T
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ive Detail)
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0001

Proposed
Details - T
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Existing windows to be replaced with new timber sash
windows, to allow for thermal and acoustic upgrade and a
more sensitive historic appearance.

Trickle vent to windows
to meet ventilation
requirements

Trickle vent to windows
to meet ventilation
requirements

Sliding section with

Sliding section with
restrictors to meet \ \

restrictors to meet
Building Regulation Building Regulation
compliance

T compliance

New ironmongery to New ironmongery to
approved heritage \ approved heritage \
profile and finish profile and finish

m Proposed Details - Typical Window Elevation Type 01 ﬁz\ Proposed Details - Typical Window Elevation Type 02
0002/ 1:10 @ AL 0002/ 1:10 @ AL

Histoglass slim double
glazing, or equal approved,
to sample approved onsite

Histoglass slim double
glazing, or equal approved,
to sample approved onsite

New timber doubl
glazed sash window.

New timber double
glazed sash window.

Insulating woodfibre

Insulating woodfibre
boards to reveal boards to reveal
s /7// L "
Existing brick wall L5 N Existing brick
//// /// 77 ////// ///// 7
S S N
T
Breather membrane ///, 7 // ////, // ths Breather membrane
S S
100mm Thermafleece <L ////////// /// /// %‘I[
i Y, LAY Y, \, AV
breathable insulation //// ///// ///,// 7% A 100mm Thermafleece
between timber studs I 5 breathable insulation
between timber studs

Vapour barrier -

7T,
Vapour barrier ——M8 1 L
40mm T&G insulating

40mm T&G insulating
woodfibre boards woodfibre boards

Plaster and vapour —M8¥ ——

Plaster and vapour
permeable paint finish

permeable paint finish

Plaster stop bead.

Plaster stop bead.

New timber window
cill

New timber window
cill
ﬁ?\ Proposed Details - Typical Window Detail Type 01 ﬂ)_h Proposed Details - Typical Window Detail Type 02

0002/ 1:10 @ AL 0002/ 1:10 @ A1
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the lower ground floor bedroomin Apartment O1. Further

23

ORT T
IGINEERS

information as available in the Appendix

r—_—1

N ow
OPENING AND LIGHTWELL
ED. REFER TO

STRUCTURAL OPENING
TO BE FORMED. ALL
CTURAL SUPP
{WCTURAL ENGINGERS
NAND SPECIFICATION.

EXTERNAL COURTYARD
APARTMENT 1 COURTYARD
DESIGNS TBC

NEW WINDOW OPENING SIZE
TO EXISTING OPENING

NEW DOOR OPENING SIZE e
7O EXISTING OPENING (WicD

LOUNGE
APTO1-02

i
KITCHEN
APTO1-04

N
)ATHROOM\ -
heror-o7

EW STRUCTURAL WINDOI

TO BE FORM!
S.ENG DESIGNS AND
CALGULATIONS.

STORE/CYL
APTO1-07

WELL TO BE FORMED
DOW (NWLG-

Detail on new proposed modern window and lightwell at A

RUCTURAL
EMPORARY
RUCTURA!

N AND
s

ORTS TO

EXISTING STONE HEAD TO
BE RETAINED AND

EXISTING BLOCK INSERT
CONCRETE MASONRY INFILL
7O BE REMOVED AND NEW
TIMBER CASEMENT WINDOW
IN PAINTED FINISH
INTERNAL SASH TO MATCH
EXISTING NORTH ELEVATION
WINDOW PROFILE.

EXISTING STONE CILL TO BE
RETAINED AND RESTORED,

TO S.ENG DESIGN

1575

961

(NWLG-01) PLAN VIEW
SCALE: 1:20

N N
N[ N
NN
N N BULDING.

SASH WINDOW STYLE TO
MATCH ESTABLISHED WINDOW
DESIGN TO THE EXISTING

(NWLG-01) ELEVATION VIEW
SCALE: 1:20

1365 L

(NWLG-02) PLAN VIEW
SCALE: 1:20

J

2

1711

L _EQ

| EQ

125

EQ

EQ

357

(NWLG-02) ELEVATION VIEW
SCALE: 1:20

3336

LIGHTWELL TO BE FORMED
FOR NEW WINDOW (NWLG-01),
ALL STRUCTURAL RETAINING

EXISTING RADIUS
BRICKWORK FEATURE TO BE
RETAINED AND MADE GOOD.

EXISTING STONEHEAD TO BE
RETAINED AND RESTORED,

EXISTING RADIUS
BRICKWORK FEATURE TO BE
RETAINED AND MADE GOOD.

COURTYARD.

WHITE RENDER FINISH
WITHIN EXISTING OPENING
£CESS

_j EXISTING OPENING TO BE RETAINED

AND TEMPORARY SUPPORT TO
STRUCTURAL ENGINEERS
DESIGN AND SPECIFICATIONS.

LIGHTWELL TO PROVIDE
FFICIENT DRAINAGE

AKAWAY TO S.ENG

IGN AND SPECIFICATION.

(NWLG-01) SECTION VIEW
SCALE:

1:20

X

600

w
1:20

4|—a

536

N

OBSCURED GLAZING

(NWLG-03) ELEVATION VIEW
SCALE: 1:20

3D VIEW - (NWLG-01)

3D VIEW - (NWLG-02+03)
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TYPE 1 DOOR TYPE 2 DOOR TYPE 3 DOOR . .
s sonzrn Detail on new proposed internal & external modern
T 7 windows and doors in formed openings by Architect.
\ I . . . . .
‘ ‘ Further information as available in the Appendix
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4.3 Summary of the Building's Condition

In recent years the building has had several alternative uses and functions,
some internal alterations have taken place. Regardless, the building seems
to have undergone a steady decline leading to the current condition, which
now needs a scheme of considered conservation repairs and refurbishment
to offer the building a new lease of life for the years ahead.

Refer to the Appendix for the full Condition Report undertaken by Donald
Insall Associates, November 2022.

Condition Overview

Roofs

Access to the roof was not available. Also, due to the topography of the town
a suitable vantage point to view the roof was not possible. A determination
of the key roof failings was possible from internal inspection. However, the
accuracy of materials and the formation of the roof should be confirmed
once high-level access can be offered.

The roof is of traditional slate covering with clay ridge tiles over 4 bays

with internal leaded valleys falling to the north. The south, east and west
elevation have a parapetted frontage with the rear north facing elevation
served by a modern upvc gutter that is part missing. Itis possible that patch
repairs may have occurred to the slates and leadwork that are not visible.

Theroofisinapoor condition with multiple sections of water ingress,
causing significant damage to the interior. The failure seems to be linked to
the lead valleys and parapet valleys, a common issue in old buildings.

We would recommend that the roof is completely stripped and overhauled.
The lead valleys should be redesigned to meet current regulations on fall,
stepping, and code thickness. A new rear guttering should be oversized to
increase capacity to cope with our changing weather patterns. As part of
the roofing overhaul our client should take the opportunity to upgrade the
roof with natural breathable insulation and membranes.

We would also recommend that a timber survey be carried out to establish
the condition of key structural elements such as the truss, purlin and
secondary timbers, in particular their seating into the solid masonry walls.

Structure

The external walls consist of solid masonry, internally the floors are
supported by timber beams with secondary timber joists. Intermediate cast
iron columns provide structural support and look in good order.

There are some visible cracks to the Water Street elevation and this has
been noted in the report. A separate Structural Report has been prepared by
Healey Consulting. It advises that the cracking dos not cause concern but
should be treated with crack stitching.

External Stonework & Brickwork

The majority of the external is brick, with the introduction of feature
stonework to the plinth, window and door arches and surrounds, string
courses, banding, and lintels. Water Street is by far the most decorative
elevation and is in relatively good order. Some relatively minor stone and
brickwork repairs are required.

The West facing elevation contains a large mural the full height. No real
areas of concern, but the presumed cementituous render should be
monitored for signs of water ingress and damage to masonry substrate.

The north and east facing elevation comprise brickwork with stone lintels
and cills, these elevations are utilitarian. Most defect relate to the leaking
rain water goods but on the whole are cosmetic.

The principal issue with the external structure will be damp due to water
retention. The leaky roof will have caused the external fabric to become
saturated in parts. The proposed works should allow appropriate time within
the programme for drying out. This will mitigate the risks of latent defects
such as damp and possible dry rot outbreaks. Drying out timescale will be
confirmed as part of any timber and damp surveys.

Windows
Predominantly modern, with a handful of windows which could be earlier.
These have been identified in the Condition Report and Window drawings.

Interior Finishes

Given the industrial nature of the building internal finishes are scares.
Virtually all the original wall plaster has been lost and replaced with modern
gypsum plaster. As too the ceilings to the warehouse spaces. The floors still
retain timber boards although it is difficult to confirm if these are original.

Rooms G02, 3, and 6 do retain what we assume to be the original plan form
of the buildings administration office and reception. These rooms retain
decorative screening to the vestibule, original voulted plaster ceilings,
timber skirting and architraves. These areas should be preserved and
incorporated into the proposed design.

Doors

Virtually all the internal doors have been removed and or replaced with
new of no historic value. The front door (EDGF-02) offers historic value and
adds to the character of the front elevation and should be retained and
refurbished. The vestibule door EDGF-04 also appears to be original and
should be retained as part of the proposals.
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4.13a Damp in Ceiling due to roof failure 4.13b Cracking to South Elevation & friable masonry 4.13¢c Water damage due to failing rainwater goods

4.14 Water ingress to ceiling and rotting timbers 4.15 Damaging cementitious repairs to South Elevation 4.16 Water ingress damage to castiron columns

30 Donald Insall Associates | Waterside House



5.0 Further Design Considerations

5.1

Access to Site

The site is located at Water Street, Rochdale. This is a double lane vehicular
road with footpaths to either side. Both vehicular and pedestrian access is
available to the building.

Refuse, Recycling and Bicycle Storage
External areas have been allocated for refuse, recycling and bicycle storage.
This areais located under the existing arch, with gated access.

Accessibility to the Property
Due to the listed status of the building there are obvious limitations to the
amount of alteration that can be made to achieve DDA compliance.

There is an existing level-entry access at the site and lift available, to be
retained. There is existing stepped access to some of the entrances due to
external and internal level changes.

5.2
Sustainability

Various thermal upgrades are proposed to the building, product to be
confirmed to suit Client budget. These thermal upgrades include: new
windows, breathable insulation application to walls and roof, internal
floor upgrades.

The existing fabric will be repaired, allowing it to survive for
future generations.
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6.0 Summary

The below summary outlines the proposed changes to previously approved
applications and the potential internal and external impact of same.

The developed design of window and door elements strives to achieve a
greater legibility of the existing historic fabric and original plan forms whilst
achieving acoustic and thermal upgrades. To include; clearer reading of the
archway opening and full height window to the principal south elevation;
consistency to the size and appearance of the external doors to the
principal south elevation; new sash windows to reinstate a sense of the
historic openings; and a new fit-for-purpose window to the north elevation.

A study has been undertaken on the existing vestibule at GO6, to record the
existing elements and incorporate into the new design to Architect detail.

Repair details have been developed, to include roof and external
wall drawings.

A new gate has been detailed for the north and south elevation archways, to
allow easier access to proposed external areas such as refuse and bicycles.

Detail has been developed for new internal wall finishes, stud wall
constructions and treatment of the existing cast iron column systems, to
review sensitivity of new interventions in achiveing the required brief.

6.2 Conclusion

The adaptive resue of this currently vacant building into apartments will
facilitate regeneration of exisitng historic fabric within Rochdale and

repair of this Grade Il Listed Building. This building is noted in the Historic
England List Entry as ‘the last surviving remnant of a mill structure in central
Rochdale', and itis important to encourage its adaptive reuse.

The minor adjustements proposed to the previously approved scheme
intend to achieve the same results but instate a clearer legibilty of the
building's historic industrial past.

The adjustments also demonstrate developed detailing, to understand

how to approach works in a manner sensitive to the protected charater of
this building.
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Appendix | - Statutory List Description

Heritage Category: Listed Building

Grade:ll

List Entry Number: 7470233

Date first listed: 27-Apr-2020

List Entry Name: Waterside House

Statutory Address: 7 Water Street, Rochdale, OL16 1TL

Location

Statutory Address: 7 Water Street, Rochdale, OL16 1TL
The building or site itself may lie within the boundary of more
than one authority.

District: Rochdale (Metropolitan Authority)

Parish: Non Civil Parish

National Grid Reference: SD8994313290

Summary

Engine house and mill warehouse. The engine house was built in the late
1820s, the warehouse was built in two main phases; one before 1844, when
the engine house was also heightened; and one between 1851 and 1872.
The engine house and warehouse were re-fronted in 1872.

Reasons for Designation

Waterside House, an engine house and mill warehouse of C19 date, being
the surviving elements of Water Street Mill, is listed at Grade Il for the
following principal reasons:

Architectural interest: * an early surviving engine house for a steam-
powered beam engine in a woollen mill context;

* awell-detailed decorative fagade added to the warehouse and engine
house in 1872, illustrating in the fabric of the building the importance of
outward display in attracting potential customers.

Historic interest: * representing the forward-thinking investment of

a progressive mill owner, Water Street Mill was one of the earliest
steam-powered woollen mills in the area at the time when water-power
remained commonplace;

* as the last surviving remnant of a mill structure in central Rochdale.

History

Waterside House is the engine house and warehouse range of Water Street
Mill, an early steam-powered woollen mill. The mill and engine house were
builtin the late 1820s and the warehouse was built in two main phases in the
mid-to later-C19.

Water Street Mill was built by the firm of William Chadwick, one of Rochdale's
largest woollen manufacturers of the early C19. The site was empty on

an 1824 map of Rochdale (in Baines' History, Directory and Gazetteer of
Lancashire, published in 1825, surveyed by William Swires), but the milland
engine house are shown on a map of 1831 (Plan of Rochdale, John Wood).
The external engine house was attached to the east end of the mill. It was
originally of about two storeys and did not extend across the full width of the
mill, though its south end projected slightly beyond the front elevation; the
long, narrow plan is typical for an early-C19 beam engine house.

Chadwick's appears to have been a progressive firm, being one of the first
woollen mills in the area to be built for steam power when water power
remained commonplace. In 1829 it became the focus of unrest, when rioting
handloom weavers broke into the mill to remove shuttles (anecdotal account
in the Rochdale Observer, 24 January 1979). The weavers were protesting
about the local introduction of power looms and the corresponding
reduction in wages. In 1833 William Chadwick stated his firm employed
around 200 people, half under the age of 18 and was one of only two
woollen mills in the district to depend entirely on steam power (report on the
Employment of Children in Factories; quoted in AP Wadsworth, 1937 "The
early factory system in the Rochdale district’, Transactions of the Rochdale
Literary & Scientific Society, volume 19, 151-152. NB Chadwick’s evidence
does not name Water Street Mill but is assumed to refer to the site; the
Chadwick family also occupied other local mills).

The five western bays of the ten-bay warehouse, which incorporate the
arched gateway which was the main entrance to the site, is shown on the
tithe map of 1844. It included an additional storey added in brick above the
stone engine house. The five deeper eastern bays were added sometime
between 1851 and 1872.

In the mid-C19 the mill was used for a combination of wool and cotton
production, reflecting the general development of the industry in Rochdale
at that time. It was owned by the Chadwick family until around 1870, when
the buildings and machinery were put up for auction. The sale notice
indicates that it was powered by two engines and contained machinery

for preparation and spinning, but not weaving (advert in the Rochdale

Pilot, 23 April 1870). By 1872 it was occupied by George Ashworth, flannel
manufacturer. In 1872 a new decorative front was built to both phases of
the warehouse and the engine house with Italianate and Gothic details. The
initials of George Ashworth & Sons (GAS) appear over the office doorway.

At some pointin the 1880s the site was renamed Central Mills and taken
over by Edwin Hall, another flannel manufacturer, who remained on the
site until at least 1894 (Denson and Mills Directory 1888, 61). It was named
Central Mill (Woollen) on the 1:500 Ordnance Survey town plan of 1892.

Inthe C20 the site was occupied by a variety of small firms not connected
with textiles. The main range of the mill was demolished following a fire
in 1979 (Rochdale Observer, 6 January 1979). The mill wing, which had
projected northwards from the main range, was demolished around 1986.

Details

Engine house and mill warehouse. The engine house was built in the late
1820s, the warehouse was built in two main phases; one before 1844, when
the engine house was also heightened; one between 1851 and 1872. The
engine house and warehouse were re-fronted in 1872.

MATERIALS: orange brick and sandstone with sandstone dressings
and slate roofs.

PLAN: the engine house is now (2020) three storeys (originally two) with the
attached warehouse to the east. The warehouse is three storeys to the front
elevation and four to the rear, where the land falls. The five easternmost bays
of the warehouse project at an angle to the rear, bordering the River Roch.

EXTERIOR: the building stands on the north side of Water Street and is
partly bounded by the River Roch onits north side. The warehouse is built
of brick (English garden wall bond 5:1) and the engine house was originally
built of coursed, sandstone blocks, heightened in brick, the whole building
re-fronted in orange brick (English garden wall bond 3:1) with stone

to part of the engine house. Itis roofed with four parallel hipped roofs
running front to rear.

The front elevation faces south onto Water Street and is of three storeys
and ten bays at second-floor level. It is faced in orange brick, which wraps a
short distance round each outer corner, with a stone plinth and stone coping
with a frieze of brick pendants beneath. There are decorative rectangular
stone finials mounted on the coping at the outer corners and either side

of the taking in doors in the seventh bay. The windows are of two panes

with timber frames.

The single-bay engine house is to the far left, adjoining the round-headed
cartentrance. Itis fronted in rusticated ashlar stone blocks to half-way up
first-floor level where there is a projecting stone band. At ground-floor level
is an opening framed by a timber front of pilasters and an entablature (in-
filled with modern brickwork and a metal roller blind). Immediately above is a
round-headed window. To the rightis a large, round-headed cart entrance.
The left jamb is formed of the stone facing to the engine house and the
right jamb is stone at a lower level with brick above. The arch has alternating
stone voussoirs. There is a multi-paned glazed light to the arch head set on
arecessed lintel. Within the passageway through the building, the left-hand,
engine house wall is formed of watershot masonry and includes a large
ashlar block which may have supported the entablature of a beam engine.
The right-hand warehouse wall is of brick.
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The warehouse windows have stone sill bands and those on the ground

and first floor also have stone impost bands. The windows on the ground
floor are round-headed with moulded, arched stone heads with voussoirs

of alternating coloured stone. To the right of the archway in the fourth and
fiftth bays is the former office entrance. It has a round-headed doorway with
a paired round-headed window to the left. In addition to the stone heads, the
windows have a central granite column with a sandstone base and enriched
sandstone capital. The doorway also has a projecting keystone carved

GAS, spandrels with the date 1872 and similar granite columns set into the
jambs. The doorway has a stone step and a door with four fielded panels
and a plain, round-headed overlight. The seventh bay has a vertical row of
taking-in doors, now glazed. There is a further doorway in the tenth bay with
a similar stone head as the windows. On the first floor the windows in the
fourth to tenth bays have round heads with moulded, round-headed stone
heads with voussoirs of alternating coloured stone. Beneath the second-
floor sillband is a plat band of black and white glazed brick. The second-floor
windows are flat-headed with stone heads with a black and white glazed
brick plat band running between.

The east side elevation is of three bays with a brick parapet with stone
coping. There are three vertical rectangular windows on each floor with
stone wedge lintels and stone sills.

The west side elevation (engine house) retains part of the east wall of the
demolished mill, which projects to the left beyond the rear wall of the engine
house. The parapetted wall has a stone coping and is mostly plastered

with scribed blocks. At the right-hand corner the 1872 facade returns the
distance that the engine house projected beyond the front wall of the mill.

The rear elevation has five bays of four storeys, including the basement, and
then steps back with a further five bays, the first two bays of which are of
four storeys and the remaining bays, which include the archway and engine
house, are of three storeys. The lower ground floor is built on top of a stone
wall which appears to be the retaining wall for the river. There are four hipped
roofs over the first to third bays, fourth and fifth bays, sixth and seventh
bays and eighth to tenth bays. The windows are mostly vertical, rectangular
windows with wedge lintels and stone sills, and casement windows imitating
small-pane sashes. The five projecting bays have windows to all bays on all
floors. The return elevation to the right has a single similar window on each
floor and to their immediate right a vertical row of taking-in doors, now with
recessed bricking-up. The first bay of the stepped-back bays has narrower
vertical rectangular windows. The ground floor of the second bay has a
wider, tripartite window, with vertical rectangular windows above. The cart
entrance is on the ground floor of the third and fourth bays. It has a brick
jamb to the left and a stone jamb to the right, with a brick, round-headed
arch with a multi-paned glazed light to the arch head set on a recessed lintel.
The right-hand bay is the engine house. The ground floor and part of the first
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floor is constructed of roughly-coursed stone with a tall, narrow rectangular
window with stone lintel and sill. Beneath in the right-hand corner is a square
opening framed in stone, now bricked up. At second-floor level there is a
narrow, vertical rectangular window with a stone frame.

INTERIOR: it was not possible to inspect the interior. However, plans show
that the warehouse is divided into two spaces on the ground and first floors
between the fifth and sixth bays (corresponding to the phasing). At second-
floor level itis one open space. Photographs indicate that the timber floors
are supported by rows of slender, cast-iron columns supporting large
beams and closely-spaced joists. The timber roof trusses have raking
timber struts and central iron rods bolted beneath the tie-beams.

Sources

Websites

Historic England Research Report, accessed 03-04-2020 from https://
research.historicengland.org.uk/Report.aspx?i=16385&ru=%2fResults.
aspx%3fp%3d1%26n%3d10%26a%3d4621%26Nn5%3d1

Other

Roethe, J and Williams, M 2019 Central Rochdale, Greater Manchester
Historic Area Assessment (Historic England Report Series 56/2019).

Legal

This building is listed under the Planning (Listed Buildings and Conservation
Areas) Act 1990 as amended for its special architectural or historic interest.

Modern Ordnance Survey mapping: © Crown Copyright and database right 2018. Al rights reserved. Ordnance Survey Licence number 100024900.

Map by Historic England outlining Waterside Houses' statutory boundary. Source: https://
historicengland.org.uk/listing/the-list/list-entry/1470233?section=official-list-entry
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Appendix Il - Photograph Inventory
Existing condition (as of 01.03.2023)

BO1 B0O2 BO3
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Appendix Il - Photograph Inventory
Existing condition (as of 01.03.2023)

GO1

GO02

GO3

37



Appendix Il - Photograph Inventory
Existing condition (as of 01.03.2023)

G04 GO5
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Appendix Il - Photograph Inventory
Existing condition (as of 01.03.2023)

GO6
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Appendix Il - Photograph Inventory
Existing condition (as of 01.03.2023)

GO7 GO08 (Basement stair core - GF stair core)
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Appendix Il - Photograph Inventory
Existing condition (as of 01.03.2023)

FO1

FO2

FO3
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Appendix Il - Photograph Inventory
Existing condition (as of 01.03.2023)

FO4 FO5 FO6
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Appendix Il - Photograph Inventory
Existing condition (as of 01.03.2023)

SO01a/b/c/d

S02

S03

S04
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Appendix Il - Photograph Inventory
Existing condition (as of 01.03.2023)

South External Elevation
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Appendix Il - Photograph Inventory
Existing condition (as of 01.03.2023)

East Elevation External

West Elevation External

45



Appendix Il - Photograph Inventory
Existing condition (as of 01.03.2023)

North External Elevation

.

u
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1. Introduction

This condition survey was undertaken by Insall Associates in late October 2022 on behalf of
or client DUDE Ltd

The scope of the survey totals a visual survey of the external fabric of the building, and the
historic interior, but not including the external areas.

The survey was undertaken by visual inspection of the structures and surfaces as seen
without any ‘opening up’. No high-level access was provided so inspection of the roof is
limited. Most roof defect have been determined using professional judgement based of the
defects visible from inside.

The condition of each of the structures is presented in tabular form assessing each of the
component parts under the headings of:

e Location

e Description

e Condition

. Initial Recommendation

The study a Condition Overview with summary of the recommendations for each structure.
Recommended works/actions are prioritised in ascending order of priority from 1 to 4, Priority
1 being unavoidable repairs related to matters of safety and structural stability, Priority 4
being desirable within a five year period but not essential.

1 Unavoidable

2 Essential

3. Urgent

4 Desirable

Sketch plans are provided which indicate and reference:

e the general interior layout (diagrammatic)

e the individual components of the roof layout

All available architectural drawings are included in Appendix A.

The building is Grade Il Listed, A copy of the full listing is included in Appendix B

Donald Insall Associates Waterside House — Condition Survey 4
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2. Conservation Issues and Overview

Waterside House, 7 Waterside Street, Rochdale is Grade |l Listed, fronting the street the rear
backs onto the river Roch. Originally an engine house and mill warehouse. The engine house
was built in the late 1820s, the warehouse was built in two main phases; one before 1844,
when the engine house was also heightened; and one between 1851 and 1872. The engine
house and warehouse were re-fronted in 1872.

The building is of particular importance, and early surviving example of an engine house for
a steam powered beam engine and woollen mill context. It also commands a prominent
position raised above the river Roch, overlooking the new bus interchange and council
buildings.

The building was built by William Chadwick, one of Rochdale’s largest woollen manufactures
of the early 19t Century and is particularly important to the towns industrial heritage.

In recent years the building has had several alternative uses and functions, some internal
alterations have taken place and we cannot validate if these have been carried out under
consent. Regardless, the building seems to have undergone a steady decline leading to the
current condition, which now needs a scheme of considered conservation repairs and
refurbishment to offer the building a new lease of life for the years ahead.

Our client has been granted planning and Listed Building consent for conversion of the

building to form apartments. Designs will be developed by Kahn+Li Architects.
Recommendations set out in this report should be considered in light of the proposed works.

Donald Insall Associates Waterside House — Condition Survey 5

3.1

3.1.1

3.1.1.1.

3.1.1.2.

3.1.1.3.

3.1.1.4.

3.2

3.2.1

3.2.1.1.

3.3

3.3.1

3.3.1.1.
3.3.1.2.

3.3.1.3.

3.4

Condition Overview

Roofs

Access to the roof was not available. Also, due to the topography of the town a suitable
vantage point to view the roof was not possible. A determination of the key roof failings was
possible from internal inspection. However, the accuracy of materials and the formation of
the roof should be confirmed once high-level access can be offered.

The roof is of traditional slate covering with clay ridge tiles over 4 bays with internal leaded
valleys falling to the north. The south, east and west elevation have a parapetted frontage
with the rear north facing elevation served by a modern upvc gutter that is part missing. It is
possible that patch repairs may have occurred to the slates and leadwork that are not visible.

The roof is in a poor condition with multiple sections of water ingress, causing significant
damage to the interior. The failure seems to be linked to the lead valleys and parapet valleys,
a common issue in old buildings.

We would recommend that the roof is completely stripped and overhauled. The lead valleys
should be redesigned to meet current regulations on fall, stepping, and code thickness. A
new rear guttering should be oversized to increase capacity to cope with our changing
weather patterns. As part of the roofing overhaule our client should take the oportunity to
upgrate the roof with natural breathable insulation and membranes.

We would also recommend that a timber survey be carried out to establish the condition of
key structural elements such as the truss, purlin and secondary timbers, in particular their
seating into the solid masonry walls.

Structure

The external walls consist of solid masonry, internally the floors are supported by timber
beams with secondary timber joists. Intermediate cast iron columns provide structural support
and look in good order.

There are some visible cracks to the Water Street elevation and this has been noted in the
report. As separate Structural Repot has been prepared by Healey Consulting (included in
appendix B). It advises that the cracking dos not cause concern but should be treated with
crack stiching.

External Stonework & Brickwork

The majority of the external is brick, with the introduction of feature stonework to the plinth,
window and door arches and surrounds, string courses, banding, and lintels. Water Street is
by far the most decorative elevation and is in relatively good order. Some relatively minor
stone and brickwork repairs are required.

The West facing elevation contains a large mural the full height. No real areas of concern.

The north and east facing elevation comprise brickwork with stone lintels and cills, thses
elvations are utilitarian. Most defect relate to the leaking rain water goods but on the whole
are cosmetic.

The principal issue with the external structure will be damp due to water retention. The leaky roof will
have caused the external fabric to become saturated in parts. The proposed works should allow
appropriate time within the programme for drying out. This will mitigate the risks of latent defects such
as damp and possible dry rot outbreaks. Drying out timecalse will be confirmed as part of any timber
and damp surveys.

Windows

Donald Insall Associates Waterside House — Condition Survey 6
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3.4.1

3.5

3.5.1

3.5.1.1.

3.6

3.6.1

Predominantly modern, with a handful of windows which could be earlier. These have been
identified in the report.

Interior Finishes

Given the industrial nature of the building internal finishes are scares. Virtually all the original
wall plaster has been lost and replaced with modern gypsum plaster. As too the ceilings to
the warehouse spaces. The floors still retain timber boards although it is difficult to confirm if
these are original.

Rooms GO02, 3, and 6 do retain what we assume to be the orignal plan form of the buildings
administration offce and reception. These rooms retain decorative screening to the
vesterbule, original voulted plaster ceilings, timber skirting and architraves. These areas
should be preserved and incorporated into the proposed design.

Doors

Virtually all the internal doors have been removed and or replaced with new of no historic
value. The front door (EDGF-02) offers historic value and adds to the character of the front
elevation and should be retained and refurbished. The vestibule door EDGF-04 also appears
to be original and should be retained as part of the proposals.

Donald Insall Associates Waterside House — Condition Survey 7
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4.1 Key Plan
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Key to Roof Layout

Rla,b,c,d:
R2a,b,c,d:
R3a,b,c,d:
R4a,b,c,d:
Internal Valleys:

External Gutters:
RL1-13

Donald Insall Associates

Slate with blue ridge tile (assumed).
Slate with blue ridge tile (assumed).
Slate with blue ridge tile (assumed).
Slate with blue ridge tile (assumed).

Assumed lead but it is possible there are patch repairs with other
products.

Brown UPVC
Rooflights Standard Velux or similar.
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4.2 Survey

4.2.1 Refer to the key plan for all reference numbers

Waterside House - Roof

Rooflights: Rooflight
RL1 AND 2 present.
Timber frame double

No signs of significant
failure although each

Either remove or replace as part of
the new proposals with a new
conservation rooflight by the
Rooflight Company or equal

Location | Description Condition Recommendation Photo [N
Ref Ref
a) Strip and overhaul roof, new
breather membrane, battens, and
refit existing slates. Any shortfall to
No noticeable be made up with matching slates.
Covering: Assumed staining to ceiling (Priority 3). We would also
Roof 9: visible to any R1 recommend that new breathable
slate (Westmoreland . . L
la,b,c,d - pitches. However, we | insulation is fitted between the 3&4
slate) with blue/grey . . . ;
(R1) . ) believe the roof is of rafters as this would greatly improve
ridge tiles o -
significant age, and the thermal qualities of the roof.
likely uninsulated. (Priority 4). Note: for all roof works
it may be required to provide a full
scaffold enclosure (tent) to prevent
water ingress during the works.
b) Remove and discard all UPVC
guttering. Fit new sofit board and fix
new cast iron or cast aluminium
gutters in a suitable heritage profile.
External gutters: Upvc | Poor condition and (Priority 2). We WOUld ret_:ommend
. : - that the guttering is oversized to
to North facing falling away in h . 5 2
h ) increase capacity and prevent
elevation sections. . . .
overflowing during extreme rain
conditions. We would also
recommend the introduction of
hoppers (layout permitting) directly
under the lead valley outlet points.
Not visible but there
Internal Valleys: is evidence the lead
Concealed lead valley between R1c Carryout a full design review of the
valleys between each | and R2a is failing. Itis Y 9 -
- lead valleys and gutters. Detail new
roof R1c and R2a. also unlikely that the : »
! falls to comply with the British Lead 2
Concealed lead setting out and Sheet Association guidance. Fit on
parapet gutters to the | stepping of the lead site. (Priority 2) 9 ’
West and South valleys and gutters ’ Y <)
facing Elevations comply with today’s
standards.
KPT and purlins
appear sound
although we would
require an inspection | As part of the proposed works, we
of the truss ends would recommend opening, from
imbedded in the below, to allow inspection of the
masonry as these imbedded timbers
Structure: Three king | could be affected by
post trusses with damp and have
purlins supporting possible rot.
secondary roof spars | The presence of a
roof deck could not
be determlned. Replace with like for like as part of
Although it is
the roof overhaul and lead valley
expected that the
works.
lead valleys are
formed by a timber
deck.
Donald Insall Associates Waterside House — Condition Survey 9

glazed with central unit is approachin (Priority 2). Note: we would also 4
pivot (outward the end %Ff) its life 9 recommend that 1 rooflight per bay
opening). Modern ’ is specified to provide ladder access
style Velux or similar to the lead valleys to enable a
yearly inspection and maintenance.
a) Strip and overhaul roof, new
breather membrane, battens, and
refit existing slates. Any shortfall to
No noticeable be made up with matching slates.
Covering: Assumed sFa_l;mg to ceiling (Priority 3)d. \;\/e Woulg aISt?1 o
Roof slate (Westmoreland visible to any R2 recommend that new breathable
. pitches. However, we | insulation is fitted between the 3&4
2a,b,c,d | slate) with blue/grey beli h fis of ft hi id Vi
ridge tiles elieve the roof is o rafters as this would greatly improve
significant age, and the thermal qualities of the roof.
likely uninsulated. (Priority 4). Note: for all roof works
it may be required to provide a full
scaffold enclosure (tent) to prevent
water ingress during the works.
b) Remove and discard all UPVC
guttering. Fit new sofit board and fix
new cast iron or cast aluminium
gutters in a suitable heritage profile.
External gutters: Upvc | Poor condition and (Priority 2). We V\_/ould re(_:ommend
) : - that the guttering is oversized to
to North facing falling away in . . 2
h ) increase capacity and prevent
elevation sections. ’ - -
overflowing during extreme rain
conditions. We would also
recommend the introduction of
hoppers (layout permitting) directly
under the lead valley outlet points.
. Not visible but there
Internal Valleys: ) .
is evidence the lead
Concealed lead f ) h
valley are starting to Carryout a full design review of the
valleys between each i . -
fail. It is also unlikely lead valleys and gutters. Detail new
roof R1c & R2a, and - ; "
that the setting out falls to comply with the British Lead 2
R2c & R3a Concealed . J ) -
and stepping of the Sheet Association guidance. Fit on
lead parapet gutters lead vall d . Priority 2
o the South facing ead valleys and site. (Priority 2).
Elevations gutters comply with
today’s standards.
KPT and purlins
appear sound
although we would
require an inspection | As part of the proposed works, we
of the truss ends would recommend opening, from
imbedded in the below, to allow inspection of the
masonry as these imbedded timbers
Structure: Three king | could be affected by
post trusses with damp and have
purlins supporting possible rot.
secondary roof spars | The presence of a
roof deck could not
be determlned. Replace with like for like as part of
Although it is
the roof overhaul and lead valley
expected that the
works.
lead valleys are
formed by a timber
deck.
Donald Insall Associates Waterside House — Condition Survey 10
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Rooflights: Rooflight
RL3, 4, 5, 6 presents.
Timber frame double

No signs of significant
failure although each

Either remove or replace as part of
the new proposals with a new
conservation rooflight by the
Rooflight Company or equal

Rooflights: Rooflight
RL7, 8,9, 10 present.
Timber frame double

No signs of significant
failure although each

Either remove or replace as part of
the new proposals with a new
conservation rooflight by the
Rooflight Company or equal

glazed with central unit is approaching (Priority 2). Note: we would also 4
pivot (outward the end of its life recommend that 1 rooflight per bay
opening). Modern ’ is specified to provide ladder access
style Velux or similar to the lead valleys to enable a
yearly inspection and maintenance.
a) Strip and overhaul roof, new
breather membrane, battens, and
refit existing slates. Any shortfall to
be made up with matching slates.
Covering: Assumed _Significant water (Priority 2). We would also
Roof slate (Westmoreland ingress a}r_1d collapse _recomr_nen_d t_hat new breathable
. of the ceiling below insulation is fitted between the 284
8ab,c.d | slate) with blue/grey R3d, the roof timber rafters as this would tly i
ridge tiles ! ould greatly improve
appear rotten the thermal qualities of the roof.
(Priority 4). Note: for all roof works
it may be required to provide a full
scaffold enclosure (tent) to prevent
water ingress during the works.
b) Remove and discard all UPVC
guttering. Fit new sofit board and fix
new cast iron or cast aluminium
gutters in a suitable heritage profile.
External gutters: Upvc | Poor condition and (Priority 2). We WOUId regommend
) : - that the guttering is oversized to
to North facing falling away in . . 2
elevation sections. Increase capacity and prevent
overflowing during extreme rain
conditions. We would also
recommend the introduction of
hoppers (layout permitting) directly
under the lead valley outlet points.
Not visible but water
Internal Valleys: ingress damage a) Immediately provide temporary
Concealed lead shows the lead valley | protection to prevent water ingress
valleys between each | to R3d is failing. It is to roof R3d (Priority 1). b) Carryout
roof R2c & R3a and also unlikely that the a full design review of the lead 182
R3c &R4a. Concealed | setting out and valleys and gutters. Detail new falls
lead parapet gutters stepping of all the to comply with the British Lead
to the South facing lead valleys and Sheet Association guidance. Fit on
Elevation. gutters comply with site. (Priority 2).
today’s standards.
KPT and purlins
appear sound
although we would
require an inspection | As part of the proposed works, we
of the truss ends would recommend opening up, from
imbedded in the below, to allow inspection of the
masonry as these imbedded timbers
Structure: Three king could be affected by
post trusses with damp and have
purlins supporting possible rot.
secondary roof spars | The presence of a
roof deck could not a) cut away all rot affected timbers
be determined. to roof R3d and splice repair with
Although it is like for like timbers (Priority 1). b) 1
expected that the Replace with like for like as part of
lead valleys are the roof overhaul and lead valley
formed by a timber works.
deck.
Donald Insall Associates Waterside House — Condition Survey 11
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glazed with central unit is approaching (Priority 2). Note: we would also 2
pivot (outward g recommend that 1 rooflight per bay
A the end of its life. ) " .
opening). Modern is specified to provide ladder access
style Velux or similar to the lead valleys to enable a
yearly inspection and maintenance.
a) Strip and overhaul roof, new
breather membrane, battens, and
refit existing slates. Any shortfall to
The worst be made up with matching slates.
Covering: Assumed dgteripra_tgd roof bay | (Priority 2). We would also
Roof slate (Wéstmoreland ywth significant water recomr_nend t_hat new breathable
4ab.cd slate) with blue/grey ingress qr_1d collapse insulation |s_f|tted between the 2,34 284
ridge tiles of the ceiling below_ rafters as this wqyld greatly improve
R4d, c, and b, all with | the thermal qualities of the roof.
visible rotten timbers. | (Priority 4). Note: for all roof works
it may be required to provide a full
scaffold enclosure (tent) to prevent
water ingress during the works.
b) Remove and discard all UPVC
guttering. Fit new sofit board and fix
new cast iron or cast aluminium
gutters in a suitable heritage profile.
External gutters: Upvc | Poor condition and (E”OL'W 2). We would re_congmend
to North facing falling away in that the guttering s o(;/erslze to 7 2
elevation sections. increase capacity and prevent
overflowing during extreme rain
conditions. We would also
recommend the introduction of
hoppers (layout permitting) directly
under the lead valley outlet points.
Not visible but water
Internal Valleys: Isnhgc:\ilsssﬂ?:rlgi%evalle a) Immediately provide temporary
Concealed lead to R4b ¢ and d is Y protection to prevent water ingress
valleys between each failing yIt is also to roof R4b, c and d (Priority 1). b)
roof R3c & R4a. unlikeiy that the Carryout a full design review of the 234 182
Concealed lead setting out and lead valleys and gutters. Detail new =
parapet gutters to the stepping of all the falls to comply with the British Lead
South facing lead valleys and Sheet Association guidance. Fit on
Elevation. ] site. (Priority 2).
gutters comply with
today’s standards.
KPT and purlins
appear sound
although we would
require an inspection | As part of the proposed works, we
of the truss ends would recommend opening up, from
imbedded in the below, to allow inspection of the
masonry as these imbedded timbers
Structure: Three king | could be affected by
post trusses with damp and have
purlins supporting possible rot.
secondary roof spars | The presence of a
roof deck could not a) cut away all rot affected timbers
be determined. to roof R3d and splice repair with
Although it is like for like timbers (Priority 1). b) 1
expected that the Replace with like for like as part of
lead valleys are the roof overhaul and lead valley
formed by a timber works.
deck.
Donald Insall Associates Waterside House — Condition Survey 12




Rooflights: Rooflight
RL11, 12, 13 present.
Timber frame double
glazed with central
pivot (outward
opening). Modern
style Velux or similar

No signs of significant
failure although each
unit is approaching
the end of its life.

Either remove or replace as part of
the new proposals with a new
conservation rooflight by the
Rooflight Company or equal
(Priority 2). Note: we would also
recommend that 1 rooflight per bay
is specified to provide ladder access
to the lead valleys to enable a
yearly inspection and maintenance.

Donald Insall Associates
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4.3 Photographs

Photograph 1

Photograph 3
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Photograph 2

Photograph 4
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Photograph 5

Photograph 7
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Photograph 6
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5. External Elevations

5.1 Key Elevations
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5.2

521

Survey

Refer to the key plan for all reference numbers
Waterside House -

External Elevations

Location Description Condition Recommendation Photo UL
Ref Ref
Some signs of movement in
the recent past. There is
visible cracking to the
brickwork over the stone arch a) We would recommend the
. to window EWFF-08 and one client seek consultation from
Structure: Load >
South bearing brickwork of the arch stones appears to a structqral engineer. p)
Elevation and sandstone have dropped. Dependlng on the findings 8&9 3
masonry ) insert proprietary craclg .
There are numerous cracks in | stitching to the mortar joints
the brickwork from ground up (Priority 3)
to parapet around windows
EWFF-02, 03 above and
below
The sandstone on the whole
looks in good order with many
of the original detailing still a) Remove loose and flaking
present. However much of the | material and abrade or cut 5
stones surface is friable. There | back minimum necessary to
are also isolated sections of sound material. (Priority 4)
the banding stone which have
fractured.
. . , b) Dress to an angle to shed
o o 2o vate any rjctng i or
; concave sections (i.e. where 2
weak spots in stone or surface
delamination) water °°F"d_be
' held).(Priority 2)
Parapets are generally in
Facing: buff ashlar worse condition than lower ¢) clean back brickwork to 2
sandstone, red stonework. And the copings parapets (Priority 4)
bricks, and black appear unseated 10,11,12
and white glazed
bricks d) Remove only previous
‘plastic’ repairs that have lost
adhesion. Replace with a
lime mortar with sand and
sharp sand aggregates to
. ) achieve a suitable colour
Stone copings are generally in o
" : match and form to existing
ggegrglondltlgné)ut V:.'thl N surrounding profiles (Lime 3
o y eroded vertical mortar strength NHL3). Use
joints. )
mechanical support by
stainless steel pins and wire
as necessary. If deep voids
are revealed repair with
indented stone to match
existing. (Priority 3)
g) Where existing pointing is
unsound or has eroded to a
greater depth than 8mm
Overall in good condition r?p(t)int vvt';lh Iin;e mort'z;w rt'nix
A ; ’ of strength and porosity to
Pointing: approximalely Ssamthat | match masonry. New 4
' pointing should be set back
from the face of any
remaining square cut arises
by approx. 2mm. (Priority 4)
Donald Insall Associates Waterside House — Condition Survey 18
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Windows: All timber
framed. The vast
majority are recent
replacements with

All windows in reasonable
condition and not allowing
water into the building.

h) As part of the new
proposals we would
recommend these windows
are replaced with new units

Structure: Load

Some minor signs of

Remove the ivy and make

East . bearing brickwork movement in the recent past, good brickwork behind 21
Elevation large extent of the masonry -
masonry ; (Priority 3)
covered by ivy.
Band of visible crumbling Carryout indent stone repair 21
brickwork to parapet wall. and repointing. (Priority 3)
- . As part of the new proposals,
Windows: All All windows in reasonable we would recommend these
appear to be ", . . .
1 condition and not allowing windows are replaced with
modern timber - - > )
water into the building. new units in a suitable
framed. The vast -
L However, there are not of an material and pattern to
majority are recent . )
- appropriate style of pattern to compliment the style and
replacements with - . - >
. compliment the building period of the building.
double glazed units. o
(Priority 4)
Structure: Load
East bearing brickwork No signs of movement to ’
Elevation and sandstone principal elevation. No requirements 22.23,24

masonry

Facing: red facing
brickwork and buff
stone. The majority
of the elevation is
covered by a render
which have been
painted with a large
mural

Good condition

No requirements

Donald Insall Associates | Waterside House

double glazed units. | However, there are not of an in a suitable material and 101112 4
Windows EWGF-05 | appropriate style of pattern to pattern to compliment the
& 06 could be compliment the building style and period of the
earlier building. (Priority 4)
Doors: Only door Door appears solid, some Overhaul the existing door
EDGF-02 appears e ) :
L recent modifications have and framing. Fit new
to be original, all ) - 13 4
been made to the leaf to ironmongery of suitable
others are recent . o . A
provide additional security. style. (Priority 4)
replacements
. In poor condition. The leaded n) Segrch h!sForlcaI record to
Decorative ) . establish original
- . coping has been lost in the
timberwork: : appearance. Form new
- recent past which has led to 14,15 4
Decorative surround water inaress and rotting of the surround as part of new
to door EDGF-03 ; 9 9 proposals and refit with new
timber surround. . L
leaded coping. (Priority 4)
Some minor signs of a) We would recommend the
. movement in the recent past. client seek consultation from
Structure: Load S '
: A There is visible crack to the a structural engineer. b)
North bearing brickwork . - -
. brickwork over the stone arch Depending on the findings 16 3
Elevation and sandstone - h h
masonr to window EWFF-10 and one insert proprietary crack
Y of the arch stones appears to stitching to the mortar joints
have dropped. (Priority 3)
The sandstone facing to the
Facing: buff rough west end of the south b) allow for 25% dressing
faces sandstone elevation and the under croft down and repointing 17&18 4
and red bricks appears in reasonable (Priority 4)
condition
Close up inspection of the
stone cills and lintels was not c) recommend a DOFF clean
possible. No visible cracking or | to remove any dirt and moss
dropping of lintels.
The facing brickwork has d) carryout a DOFF clean to
undergone a number of remove all effervescence
repointing over the years. and greening. Allow for 50%
Close inspection was not repointing and 15% indent 19&20 4
possible but given the degree replacing with reclaimed
of staining it is assumed that matching brickwork. (Priority
repointing will be required. 4)
Redundant Iron fixings. There | e) remove as part of
are number of imbedded repointing and make good 4
redundant fixings the holes. (Priority 4)
Large growth of ivy to the east | f) Remove and make good 3
corner brickwork behind (Priority 3)
Windows: All
appear to be
modern timber
framed. The vast g) As part of the new
L proposals we would
mayority are recent recommend these windows
replacements with A number of windows have - .
. are replaced with new units
double glazed units | been smashed or damaged by | . . )
: ] in a suitable material and
and integrated upvc | vandalism )
; ? pattern to compliment the
intermediate bars. style and period of the
Windows EWFF-10 yie and period
building. (Priority 4)
appears a bespoke
unit but till relatively
recent
Donald Insall Associates Waterside House — Condition Survey 19
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5.3 Photographs

Photograph 8

Photograph 10
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0. Interior

6.1 Key Plan
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6.2 Survey

Waterside House - Internals

. . . . Photo | Priority
Location Description Condition Recommendation Ref Ref
There is evidence of recent Perhaps re tank the
Walls/Columns: tanking to the exterior masonry | basement as part of the new
Basement Masonry wal!s with walls with an 'egg crate I[n[ng. proposals byt from a 26, 33
internal cast iron Assume modern plaster lining. | heritage point of view no
columns The cast iron columns are in immediate works are
very good condition required.
Timber beams and secondary
Ceilings: Mixt f timber ceiling/floor joists to No work required 26-28
~€llings: Mixture ot BO1 in good condition
timber beams and joist
and cast iron beams
and brick vault Cast iron beams and brick
vault to BO2 and B03, some For fire compartmentation
: - . 29-32
service penetrations but in make all holes good.
good order.
Floor: Solid underfoot - assume No work required 34
concrete floor
Masonry construction with If possible, remove modern
Ground Walls: mixture of modern plaster gypsum plaster and replace 2
Floor GO1 ' patching and stud partition to with breathable lime plaster
the stairs (Priority 4)
Celling: Exposed timber ) .
ceiling. Main timber Good condition, some Excellent heritage aesthetic
o should be exposed as part of
beams held by columns | replacement, and repairs in 36-37
; : L the new proposals. No work
supporting secondary like for like timbers b
' s required
timber joists
Floor: T'mb.ef boarding in good None required 38
condition
We would recommend these
. . are replaced with
Window: t’;/looudb?én tl'g;?r?r casements with conservation style windows 4
9 9: as part of the new proposals
(Priority 4)
Original plan form and likely . .
G02 Walls: the administration office and Sg:;gjlebe retained if
reception for the building. p
o Plaster vault a!'ch ceiling with Should be retained if
Celling: rolled corners in good ) 41
", possible
condition.
Floor: Plywood sheeting over floor No work required 39
(unknown)
A fine quartet of internal Should be retained and
Internal Windows: glazed screen with decorative | incorporated into new 40&42
framing which look into G06 proposal
Doors: None/Missing
Original plan form and likely . .
GO03 Walls: the administration office and Shou_ld be retained if
. - possible
reception for the building.
. Plaster vault a_rch ceiling with Should be retained if
Celling: rolled corners in good ossible
condition. P
Floor: Plywood sheeting over floor No work required
(unknown)
Donald Insall Associates Waterside House — Condition Survey 28




Fireplace:

Missing

Doors:

None/Missing

Unlikely that this is the
original layout, and the

G04&5 ) ; - 49&50
internal sanitary fittings
are not original.
Original plan form and likely .
G06 Walls: the administration office and Should be retained as part of 48
) - new proposals
reception for the building.
Plaster vault arch ceiling with .
Celling: rolled corners in good Should be retained as part of a7
. new proposals
condition.
Floor: Decorative tiles to entrance Cleaning and retaining of 45
’ vestibule, solid floor thereafter. | decorative tiles. (Priority 4)
Doors: Vgs_tlbule door appears Should be retained as part of 46
original new proposals
Evidence of damp and plaster | Remove all plaster and
G07 Walls: deterioration to the west facing | replaster using breathable 51&52
external wall lime. (Priority 3)
Ceiling: Modern grid ceiling Remove as part of the new
proposals
On the whole condition is ok. Consider removing the
. External Masonry walls | However, all the walls appear modern gypsum plaster to
First Floor g ;
FOL with mtgrnal masonry to k_)e ple}stered in gypsum extemal wal!s a_nd re
separating walls which will cause future damp plastering with lime-based
issues. plaster.
Structural beams and timber Consider removing to
Ceiling: joists. Over boarding in expose the original timber 53
modern plasterboard. structure.
Consider a review of the
Exposed timber boards in services to provide a
Floor: good condition with modern considered approach which 54
floor boxes. avoids further damage to the
building.
Doors: None/Missing
. . Modern timber casements with Replace with conservation
Windows: d - style as part of new
ouble glazing.
proposals
On the whole condition is ok. Consider removing the
External Masonry walls | However, all the walls appear modern gypsum plaster to
F02 with internal masonry to be plastered in gypsum external walls and re
separating walls which will cause future damp plastering with lime-based
issues. plaster.
Structural beams and timber Consider removing to
Ceiling: joists. Over boarding in expose the original timber
modern plasterboard. structure.
Consider a review of the
Exposed timber boards in services to provide a
Floor: good condition with modern considered approach which
floor boxes. avoids further damage to the
building.
Doors: None/Missing
. : Replace with conservation
Windows: Zﬂooudbingtlg?:g; casements with style as part of new
) proposals
On the whole condition is ok. Consider removing the
External Masonry walls | However, all the walls appear modern gypsum plaster to
FO3 with internal masonry to be plastered in gypsum external walls and re

separating walls

which will cause future damp
issues.

plastering with lime-based
plaster.
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Structural beams and timber Consider removing to
Ceiling: joists. Over boarding in expose the original timber
modern plasterboard. structure.
Consider a review of the
Exposed timber boards in services to provide a
Floor: good condition with modern considered approach which
floor boxes. avoids further damage to the
building.
Doors: None/Missing
) . Modern timber casements with Replace with conservation
Windows: : style as part of new
double glazing.
proposals
No internal walls throughout
S01. Open plan with structural
Second columns in cast iron. Walls Make good areas affected by
Floor SO1 Walls: appear in reasonable damp with natural lime 55 4
condition. Water ingress via plaster. (Priority 4)
roof to EWSF-22 and EWSF-
485
Pitched ceiling supported by 4
structural bays consisting of
king post truss on cast iron
columns. Very nice space.
S01a: Some evidence of water .
; Investigate cause f Roof
ingress to the valley of the
leaks (refer to roof survey).
roof. 2 modern Velux
. Remove modern
rooflights. Assume modern o
plasterboard ceiling as part
plasterboard
of the new proposals.
S01b: Three truss and purlin in :“)elarlvaesst:]geit:sfsoa"rRO(tPar?(;jri "
good order. 4 modern Velux 2) y- y
Ceiling: rooflights. Moder_n_ plaster in b) Replace rooflights with 56-64 284
reasonable condition. : A
conservation style (Priority
. : 4)
oA seen e | mporany o
timbers an’d boardin required. Remove all rotten
9 sections and splice in new
S01d: The worst deteriorated sections of matching timber.
: o (Priority 2)
section of ceiling. Damp and
visible rot and mould to entire
south facing elevation.
Concern over roof timbers and
truss section to entire
elevation.
Plywood sheeting over timber
. boa'd".‘g (assumed). On t_h_e Repair timber boards to
Floors: whole in reasonable condition - 2 65 4
. S localised areas (Priority 4)
with some deterioration around
areas of water ingress.
Appears to be modern plaster
S02 Walls: on existing masonry structure Refurbish and alter as part of
’ with internal block to form new proposals
partition and lift shaft walls.
Floors: Timber boards with modern Refurbish and alter as part of
’ sheet covering new proposals
I Modern plasterboard with Refurbish and alter as part of
Ceiling: . )
insulated backing new proposals
) . Modern timber casements with Replace with conservation
Window: double glazin style as part of new
9 9- proposals
Doors: None/Missing
Plaster, possibly lime as it
. appears much older. Difficult Refurbish and alter as part of
S03 Walls: )
to say - covered in wallpaper. new proposals
Stud internal walls.
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Plywood deck possibly on top

Refurbish and alter as part of

Floors: L
existing boards new proposals
Covered with woodchip paper
I but appears ok. Construction Patch repair and investigate
Ceiling:
unknown. Patch of damp next | cause of damp
to window EWSF-10
. . Modern timber casements with Replace with conservation
Window: : style as part of new
double glazing.
proposals
. Timber 1 1/2 leaf door - not
Doors: original
Stairs: Modern staircase and lift shaft
External walls severally damp. Remove all internal plaster to
i wall and allow to dry out.
S04 Walls: Internal walls modern stud and . 64
laster Replaster vylth_ breathable
P plaster. (Priority 3)
quern Stair and Modern plaster Replace as part of scheme if
ceiling
6.3 Photographs
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Photograph 29
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Photograph 33

Photograph 35
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Photograph 37

Photograph 38
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Photograph 41

Photograph 43

Photograph 42
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Donald Insall Associates

Donald Insall Associates | Waterside House

Waterside House — Condition Survey

35

Photograph 45

Photograph 47

Photograph 46
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Photograph 49

Photograph 50

Photograph 51
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Photograph 53

Photograph 55

Photograph 54
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Photograph 57
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INTRODUCTION

We were requested by Ozma Khan to carry out a survey and to provide a
report on the structure of the property known as Waterside House, Water
Street, Rochdale, OL16 1TL.,

The purpose of the report was to assess the structural suitability of the
property for mortgage purposes and, where necessary, provide
recommendations for the rectification of any defects.

For the purposes of this report all references to left, right, front and rear
should be taken as viewing the property from Water Street.

This report has been carried out on a purely visual basis. We have not
inspected parts of the property which are covered, unexposed or inaccessible
and such parts are assumed to be in good repair and condition.

The report does not purport to express an opinion about or to advise upon the
condition of any uninspected parts and should not be taken as making any
implied representation or statement about such parts.

We have not inspected nor tested the drains and other services and are
therefore not in a position to advise upon any defects.

This report has been carried out for guidance of the person named overleaf
and where recommendations are made these should not be used asa
specification for carrying out the works.

This report has been carried out for the person named overleaf to be used in
connection with their purchase, selling or repair of the property and should not
be copied or sold to any other persons without the agreement of Healey
Consulting.

This report remains the property of Healey Consulting and is copyright



2.00

201

2.02

2.03

2.04

2,05

2.06

2.07

DESCRIPTION

Waterside House, Water Street is a large, detached structure. The property is
to be surveyed with a view to being suitable for conversion into apartments.

There are existing plans and elevations provided in Appendix A.

The front (South) elevation is of three storey appearance and has a parapet
wall at the head masking the pitch of the roof. Photograph 1 & 2.

The property has a cellar.

The property is in two distinct sections with a link opening towards the left.
Above this opening is a semi-circular arch. A floor has been introduced within
the arch, possibly at a later date.

To the left of this the elevation is of coursed stone at the fower level,
photograph 3. To right the elevation is faced in brick with feature stone
arched lintels, and brick plinth, photograph 4.

Central in the elevation there is a full height window separated only by floors.
The property was probably a former mill, and this would have been the
loading bay areas. Photograph 5.

The Water Street falls left to right such that there are steps up into the
property in the centre and at the right-hand end. On the left-hand end the
access is at pavement level.

The left-hand side (West) elevation is a full height stone gable elevation that
has a painted mural on the wall. Photograph 6.

The right-hand side (East) elevation is inaccessible and can only be seen in
part from street level. Here there are three windows at each level. It is
possibie that the cellar area is partially exposed, but this could not be viewed
from the street.

Much of the rear (North) elevation is also inaccessible. The main Eastern
side of the property is sat on a stone retaining wall which is immediately
adjacent fo the river. There is no physical access to this area. Here the
elevation is of four storey appearance. The cellar is fully exposed, photograph
7.

The rear elevation steps back towards the right-hand side and in the retumn
elevation there are two window openings per floor, some of which have been
infilled, photograph 8. There is external access to a basement area, but this is
currently fenced off and inaccessible.

In the remaining rear elevation up to the arch, there are two windows at each
floor level. There are two further windows above the arch and at the far left is
a full storey height window. Photographs 8, 9, 10 & 11.

2.08

2.09

2.10

211

212

213

The right-hand, East, elevation is shown in photograph 12.

The configuration of the roof is shown on the Existing Roof Plan drawing in
Appendix A.

Floor plans for each level are also shown on the drawings in Appendix A.

The basement or lower ground floor plan, occupies the area from the right
(East) to the arch only. The basement is split into three distinct areas.

The ground floor plan comprises of a single large open plan area on the right,
and office accommodation centrally.

To the left (West) of the arch the area is used for circulation. There is a lift
shaft and staircase. There is no direct access from East to West passing
through the archway.

The first-floor plan mirrors the ground floor plan. The area at ground floor
designated as office use, is a simple open plan area at first floor. The first
floor has direct access East to West.

The second floor has similar East to West access. The second floor is open
plan with cast iron columns supporting large king post trusses.

The North / South division walls between the individual areas do not exist at
second floor. This is an as built situation.
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3.00 DISCUSSION

3.01

EXTERNAL WALLS

On the front elevation to Water Street there is a large stone coping at roof
level. Beneath this is feature brickwork. There are four feature stone
monoliths on top of the wall. Photographs 13 & 14.

At the parapet level the wall line appears to move out slightly. This is often
due to water ingress from the parapet gutter. Ideally this would be checked
via a cherry picker from the higher levels.

A sandstone stone plinth at the base of the wall has perished and will need
protection from further corrosion. Photograph 15.

There are a number of vertical cracks in the wall.

Starting from the left, (West), of ground floor, the Water Strest elevation
comprises of a roller shutter door followed by a gate which gives access into
the area under the arch. This was locked at the time of our survey.

East of the arch way there are two adjacent arch windows, followed by a door
under a further arched lintel. This has an exposed steel plate which is
beginning to rust and needs protecting to avoid further expansion and loss of
masonry. Photograph 16.

Above the door there are two survey targets on the cill and jamb of the

window over. These were probably part of a verticality check. Photograph 17.

If any results are available from this, these should be obtained. The fuil extent
of the verticality cannot be fully assessed from our simple visual survey, but
our opinion is that the verticality is generally within acceptable tolerances.

East of the door there is a further arch window followed by the full height
loading bay area.

The cill to the loading bay has split but this is not a structural concem.
Photograph 18.

Beyond the loading bay window is a further arch window and to the left of this
is the start of a vertical crack which extends practically the full height of the
building. This has been patched in the past and has opened up. The recent
movement is considered to be relatively minor. Photograph 19 & 20.

On the line of the next window there is another vertical crack which extends
from the springing of the arch above up to the second-floor window cill and
above. Adjacent to the second-floor window and directly above this is a
further crack. Photograph 21 & 22.

Donald Insall Associates | Waterside House

Finally on the South elevation there is a door at ground floor level and two
windows above. There are vertical cracks above the right-hand side of the
two windows over. Photographs 23 & 24,

On the rear elevation (North), there is cracking above the large rear arch.
Photographs 10, 25 & 26.

Other sections of the rear elevation are difficult to assess as access is
extremely limited. Photographs 27, 28 & 29.

Whilst there are likely to be similar masenry fracture lines as those identified
above, elsewhere, we feel that there were no visible, significant structural
issues.

Where cracks are apparent these will need to be strapped stitched with helical
bar.



3.02 ROOF

The roof is not possible to view from ground level.

We did notice that there was plant growth in the form of a small tree growing
out of the main rear elevation above the river. Photograph 30. This will be
difficult to remove, and the work will probably need to be carried out from
within or with a scaffold extended out through the windows, cantilevered and
counterbalanced internally.

The roof covering is of blue slate in the areas we can see. Internally most of
the roof structure is covered by a ceiling.

Internally on the front right-hand corner there is rot in the timber hip.
Photograph 31. There has clearly been water ingress at this point.

There has been further water ingress on the Eastern side elevation which has
affected the timber trusses at their bearing into the wall. Photograph 32, One
truss has been supplemented with additional timbers, photograph 33.

On the Eastem side, the roof is supported by three lines of large timber
trusses. These are Kingpost trusses with a steel rod acting as the Kingpost.
Photograph 34.

Loose timbers have been used to form the hips.

On the front elevation (South) some sections of the rafter feet are exposed.
This is where the rafters take bearing on the external wall. There are
significant areas of rot. Photographs 35 & 36 are typical.

The configuration of the roof forms three internal valley lines. The valley
timbers are supported by cast iron columns. The columns appear to be
satisfactory but there is grave doubt about the condition of the valley timbers.
Photograph 37.

The main timber trusses can, in general, be salvaged, photographs 38 & 39.
Those trusses bearing into the external walls will need to be treated against
rot and some will require repair with steel shoes or other steel members as
appropriate.

The smaller loose timbers will need to be thoroughly inspected but it is
thought that most will require replacement.

The hips and purlins may be salvageable, but repairs will be required.

The valley beams will require treatment or replacement. Photograph 40.

3.03 SECOND FLOOR

The second floor is generally open plan for majority of the property. This
includes area over the link. The soffit sheeting to this area may contain
asbestos. Photograph 41. This will need to be assessed by a specialist.

On the front elevation to the right of the glazed full height loading window
there is a crack in the internal masonry, photographs 42 & 43. Thereis a
similar crack below the adjacent windows. Photographs 44 & 45. These
cracks extend below the window. The area will need to be exposed and the
fractures reinforced with helical bar.

On the rear elevation under the third window from the East there is further
internal cracking. This extends from the right-hand side of the window cill
down towards the patch where a former radiator has been removed.
Photograph 46.

On the rear return elevation there is an internal crack in the wall. This could
not be viewed from outside. This will require tying. The crack extends into
the ceiling finishes.

The area to the left (West) contains a fire escape stair and a lift shaft. This
area is deemed to be structurally satisfactory.
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3.04

3.04

FIRST FLOOR

At first floor there is a suspended timber fioor above the ginnel this is probably
lined with an asbestos product on the underside. The joists in this area span
left to right between the two main walls. Above the joists span from front to
rear.

Eisewhere the floor is of timber joists spanning between primary timber
members, in turn supported by cast iron columns.

These were considered to be generally structurally satisfactory. The condition
of any structural timber, where it bears into an external wall should be
exposed and inspected. Remedial action is to be expected.

The support to joists ends has been supplemented with additional timbers.
This appears satisfactory. Photograph 50. These timbers may have also
been provided to carry any Fireline boarding. No remedial action is required.

At first floor on the line of the retumn elevation at the rear there is a full height
crack. Again, this could not be seen externally. Photograph 51.

On the front elevation there is cracking under the window, which is the second
from the right. Photograph 52.

The first-floor structure is deemed to be generally satisfactory.

GROUND FLOOR

The ground floor is of similar nature to the first. Much of the front wall is
covered with boarding and cannot be viewed. Photograph 53 is typical. The
rear wall is also practically inaccessible due to large areas of stored material
within the property. What was visible appears to be generally satisfactory.

On the West end of the right-hand section i.e., adjacent to the arched opening
there is a barrel-vaulted ceiling. This is a different floor construction than that
found in the remainder of the property. Photograph 54,

Donald Insall Associates | Waterside House

3.05 BASEMENT

The basement is divided intc a number of rooms. There are large timber
members spanning left to right supported by cast iron columns. The original
timbers forming the floors have additional support in the form of additional
timber members. These appear to be serving their intended purpose.

There are substantia! dividing between the three areas of the basement. In
the centre section there are four wrought or cast-iron beams supported but
cast-iron columns. These support brick arch structure over, generally
spanning front to rear. At the rear there are some arches spanning at 90
degrees to the main run. This is a common detail, and all appears to be
generally satisfactory. Photograph 56.

There has been some tanking partially added to the basement. The
basement is likely to require additional tanking.

The basement floor is solid and there are various steps in the floor.



4.00

4.01

4.02

4.03

4.04

4.05

CONCLUSIONS & RECOMMENDATIONS

The property has suffered from recent neglect. Many of the issues relating to
this structure stem from this neglect.

The roof structure in particular, is in need of significant works, involving the
replacement of many of the small timber members and repairs to other
timbers.

Notwithstanding the above, and the comments in the items referred to in 4.02
onwards, the property has not suffered from any significant structural
movement in respect of subsidence or settlement.

With a robust schedule of remedial works the property will be readily capable
of being converted to domestic accommodation. The main structural integrity
of this building remains satisfactory and does not give cause for concern.

The remedial works should, however, be carried out within a reasonable time
scale.

The condition of the roof will only deteriorate with time and the collapse of the
roof could lead to catastrophic failure of parts of the structure.

The roof will warrant significant reconstruction. Many of the ends of the loose
rafters have perished and the rafters will need to be replaced. Most of the
trusses appear to be salvageable but many will need repair and strengthening
with steel shoes, plates etc.

The slate roof covering is potentially reusable.

Gutters and gutter lining will need total replacement. Whilst this work is being
undertaken, it will be prudent to check the condition of the parapet walls. This
is particularly relevant to the Water Street (South) elevation and the East
elevation. You should budget for some repairs and restraint details.

The sandstone plinth at the base of the wall will require protection with a
water repellent to help prevent further erosion.

Any steelwork exposed to the external elements should be treated with a rust
inhibiting paint.

4.06

4.07

4,08

4.09

4.10

There are vertical cracks throughout the front elevation and on the rear. the
majority of these are reflected both internally and externally.

The cracks, whilst signifying movement, are due to a combination of
longitudinal movement and horizontal lateral movement due to a lack of
restraint to the walls.

The cracks are not considered to be significant, but they are of a magnitude
that warrant large scale crack stitching both internally and externally.

Following this action, we would not expect any further significant movement.

Check the status of the sheet material used to form the soffit beneath the
arch.

All structural timbers, where they bear into the external walls, should be
exposed and inspected for rot and / or infestation. Some remedial works are
inevitable.

There is external plant growth on the rear right hand corner (NE). this should
be removed, and the brickwork made good. This is likely to involve local
repointing. Photograph 56.

The basement is likely to require additional tanking.
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5.00 EXCLUSIONS

Please note the following exclusions to our report.

Please satisfy yourself that condition of the items excluded are known prior to
purchase.

We do not cover:
Electric Services
Gas Services
Water Services
Rain Water Goods
Drainage.

Damp & timbers.
Roof Finishes

Windows — unless structural, e.g., bay windows where structura! mullions are
present.

External areas — e.g., detached garages, outbuildings and garden retaining
walls unless they appear to offer support to the building, or we are specifically
requested to do so.

Cost Estimates for remedial works.

For any works carried out to or adjacent to a party wall, the client is advised to
seek legal advice with regards to The Party Wall etc Act 1996, and to appoint
the services of a qualified Party Wall Surveyor.

Asbestos.

Donald Insall Associates | Waterside House

SIGNED... P. Healey..

PAUL MICHAEL HEALEY
BSc (Hons) C.Eng M.I. Struct.E. M.a.P.S.

DATED....12th October 2022



Photograph 1

Photograph 3

Photograph 2

Photograph 4

Photograph 5

Photograph 7

Photograph 8

89



90

Photograph 9

Photograph 11

Donald Insall Associates | Waterside House

Photograph 12

Photograph 13

Photograph 15

Photograph 16



Photograph 17

Photograph 19

Photograph 20

AW
AN

PROPERTY

1t o,k

Photograph 21

Photograph 23

Photograph 24

91



92

Photograph 25

Photograph 27

Donald Insall Associates | Waterside House

o

Photograph 26

Photograph 28

Photograph 29

Photograph 31

Photograph 30

Photograph 32



Photograph 35

Photograph 34

Photograph 36

Photograph 37

Photograph 39

Photograph 40

93



94

Photograph 41

Photograph 43

Donald Insall Associates | Waterside House

Photograph 42

Photograph 44

Photograph 45

Photograph 47

Photogroph 46

Photograph 48



Photograph 49

Phatograph 51

Photograph 50

Photograph 52

Photograph 52

Photograph 55

Photograph 54

Photograph 56

95



APPENDIX A

APPENDIX A )
KLA Drawings

1. Existing Lower Ground Floor.
EXISTING DRAWINGS 2. Existing Ground Fioor.

3. Existing First Floor Plan.

4. Existing Second Floor Plan.

5. Existing Roof Plan.

6. Existing Section A.

7. Existing Section B.

8. Existing Section C.

9. Existing Section D.

10. Existing North Elevation.

11.Existing South Elevation.

12.Existing East Elevation.

13.Existing West Elevation.
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Heritage Category:
Listed Building

Grade:
Il

List Entry Number:
1470233

Date first listed:
27-Apr-2020

Statutory Address 1:
7 Water Street, Rochdale, OL16 1TL

Location
Statutory Address:

7 Water Street, Rochdale, OL16 1TL

The building or site itself may lie within the boundary of more than one authority.
District:

Rochdale (Metropolitan Authority)
Parish:

Non Civil Parish

National Grid Reference:
SD8994313290

Summary

Engine house and mill warehouse. The engine house was built in the late 1820s, the warehouse was built in
two main phases; one before 1844, when the engine house was also heightened; and one between 1851
and 1872. The engine house and warehouse were re-fronted in 1872.

Reasons for Designation

Waterside House, an engine house and mill warehouse of C19 date, being the surviving elements of Water
Street Mill, is listed at Grade Il for the following principal reasons:

Architectural interest: * an early surviving engine house for a steam-powered beam engine in a woollen mill
context;

* a well-detailed decorative fagade added to the warehouse and engine house in 1872, illustrating in the
fabric of the building the importance of outward display in attracting potential customers.

Historic interest: * representing the forward-thinking investment of a progressive mill owner, Water Street Mill
was one of the earliest steam-powered woollen mills in the area at the time when water-power remained
commonplace;

* as the last surviving remnant of a mill structure in central Rochdale.

History

Waterside House is the engine house and warehouse range of Water Street Mill, an early steam-powered
woollen mill. The mill and engine house were built in the late 1820s and the warehouse was built in two main
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phases in the mid-to later-C19.

Water Street Mill was built by the firm of William Chadwick, one of Rochdale’s largest woollen manufacturers
of the early C19. The site was empty on an 1824 map of Rochdale (in Baines’ History, Directory and
Gazetteer of Lancashire, published in 1825, surveyed by William Swires), but the mill and engine house are
shown on a map of 1831 (Plan of Rochdale, John Wood). The external engine house was attached to the
east end of the mill. It was originally of about two storeys and did not extend across the full width of the mill,
though its south end projected slightly beyond the front elevation; the long, narrow plan is typical for an early-
C19 beam engine house.

Chadwick’s appears to have been a progressive firm, being one of the first woollen mills in the area to be
built for steam power when water power remained commonplace. In 1829 it became the focus of unrest,
when rioting handloom weavers broke into the mill to remove shuttles (anecdotal account in the Rochdale
Observer, 24 January 1979). The weavers were protesting about the local introduction of power looms and
the corresponding reduction in wages. In 1833 William Chadwick stated his firm employed around 200
people, half under the age of 18 and was one of only two woollen mills in the district to depend entirely on
steam power (report on the Employment of Children in Factories; quoted in AP Wadsworth, 1937 "The early
factory system in the Rochdale district', Transactions of the Rochdale Literary & Scientific Society, volume
19, 151-152. NB Chadwick’s evidence does not name Water Street Mill but is assumed to refer to the site;
the Chadwick family also occupied other local mills).

The five western bays of the ten-bay warehouse, which incorporate the arched gateway which was the main
entrance to the site, is shown on the tithe map of 1844. It included an additional storey added in brick above
the stone engine house. The five deeper eastern bays were added sometime between 1851 and 1872.

In the mid-C19 the mill was used for a combination of wool and cotton production, reflecting the general
development of the industry in Rochdale at that time. It was owned by the Chadwick family until around
1870, when the buildings and machinery were put up for auction. The sale notice indicates that it was
powered by two engines and contained machinery for preparation and spinning, but not weaving (advert in
the Rochdale Pilot, 23 April 1870). By 1872 it was occupied by George Ashworth, flannel manufacturer. In
1872 a new decorative front was built to both phases of the warehouse and the engine house with Italianate
and Gothic details. The initials of George Ashworth & Sons (GAS) appear over the office doorway.

At some point in the 1880s the site was renamed Central Mills and taken over by Edwin Hall, another flannel
manufacturer, who remained on the site until at least 1894 (Denson and Mills Directory 1888, 61). It was
named Central Mill (Woollen) on the 1:500 Ordnance Survey town plan of 1892.

In the C20 the site was occupied by a variety of small firms not connected with textiles. The main range of
the mill was demolished following a fire in 1979 (Rochdale Observer, 6 January 1979). The mill wing, which
had projected northwards from the main range, was demolished around 1986.

Details

Engine house and mill warehouse. The engine house was built in the late 1820s, the warehouse was built in
two main phases; one before 1844, when the engine house was also heightened; one between 1851 and
1872. The engine house and warehouse were re-fronted in 1872.

MATERIALS: orange brick and sandstone with sandstone dressings and slate roofs.

PLAN: the engine house is now (2020) three storeys (originally two) with the attached warehouse to the east.
The warehouse is three storeys to the front elevation and four to the rear, where the land falls. The five
easternmost bays of the warehouse project at an angle to the rear, bordering the River Roch.

EXTERIOR: the building stands on the north side of Water Street and is partly bounded by the River Roch
on its north side. The warehouse is built of brick (English garden wall bond 5:1) and the engine house was
originally built of coursed, sandstone blocks, heightened in brick, the whole building re-fronted in orange
brick (English garden wall bond 3:1) with stone to part of the engine house. It is roofed with four parallel
hipped roofs running front to rear.

The front elevation faces south onto Water Street and is of three storeys and ten bays at second-floor level.
It is faced in orange brick, which wraps a short distance round each outer corner, with a stone plinth and
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Appendix IV - Planning Law, Policy and Guidance

Planning (Listed Buildings and Conservation Areas) Act 1990

The Actis legislative basis for decision making on applications that relate to
the historic environment.

Sections 16, 66 and 72 of the Act impose a statutory duty upon local
planning authorities to consider the impact of proposals upon listed
buildings and conservation areas.

Section 16 of the Planning (Listed Buildings and Conservation Areas) Act
1990 states that:

[...]in considering whether to grant listed building consent for any
works the local planning authority or the Secretary of State shall
have special regard to the desirability of preserving the building
or its setting or any features of special architectural or historic
interest which it possesses.

Similarly, section 66 of the above Act states that:

In considering whether to grant permission for development
which affects a listed building or its setting, the local planning
authority, or as the case may be the Secretary of State shall have
special regard to the desirability of preserving the building or its
setting or any features of special architectural or historic interest
which it possesses.

Similarly, section 72(l) of the above Act states that:

[...] with respect to any buildings or other land in a conservation
area, special attention shall be paid to the desirability of
preserving or enhancing the character or appearance of a
conservation area.

National Planning Policy Framework

Any proposals for consent relating to heritage assets are subject to the
policies of the NPPF (July 2021). This sets out the Government's planning
policies for England and how these are expected to be applied. With regard
to ‘Conserving and enhancing the historic environment’, the framework
requires proposals relating to heritage assets to be justified and an
explanation of their effect on the heritage asset'’s significance provided.
Paragraph 7 of the Framework states that the purpose of the planning
system is to ‘contribute to the achievement of sustainable development’
and that, at a very high level, 'the objective of sustainable development can
be summarised as meeting the needs of the present without compromising
the ability of future generations to meet their own needs..
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At paragraph 8, the document expands on this as follows:

Achieving sustainable development means that the planning
system has three overarching objectives, which are
interdependent and need to be pursued in mutually supportive
ways (so that opportunities can be taken to secure net gains
across each of the different objectives:

a) an economic objective — to help build a strong, responsive
and competitive economy, by ensuring that sufficient land of the
right types is available in the right places and at the right time to
support growth, innovation and improved productivity; and by
identifying and coordinating the provision of infrastructure;

b) a social objective —to support strong, vibrant and healthy
communities, by ensuring that a sufficient number and range of
homes can be provided to meet the needs of present and future
generations; and by fostering well-designed, beautiful and safe
places, with accessible services and open spaces that reflect
current and future needs and support communities’ health,
social and cultural well-being,; and

c) an environmental objective — to protect and enhance our
natural, built and historic environment, including making effective
use of land, improving biodiversity, using natural resources
prudently, minimising waste and pollution, and mitigating and
adapting to climate change, including moving to a low carbon
economy.

and notes at paragraph 10:

10. So that sustainable development is pursued in a positive
way, at the heart of the Framework is a presumption in favour of
sustainable development (paragraph 11).

With regard to the significance of a heritage asset, the framework contains
the following policies:

195. Local planning authorities should identify and assess the
particular significance of any heritage asset that may be affected
by a proposal (including by development affecting the setting of
a heritage asset) taking account of the available evidence and
any necessary expertise. They should take this into account
when considering the impact of a proposal on a heritage asset,
to avoid or minimise any conflict between the heritage asset’s
conservation and any aspect of the proposal.

In determining applications local planning authorities are required to take
account of significance, viability, sustainability and local character and
distinctiveness. Paragraph 197 of the NPPF identifies the following criteria in
relation to this:

a) the desirability of sustaining and enhancing the significance of heritage

assets and putting them to viable uses consistent with their conservation;
b) the positive contribution that conservation of heritage assets
can make to sustainable communities including their economic
vitality, and

c) the desirability of new development making a positive contribution to

local character and distinctiveness

With regard to applications seeking to remove or alter a historic statue,
plague, memorial or monument (whether listed or not), paragraph
198 states that:

...local planning authorities should have regard to the importance
of their retention in situ and, where appropriate, of explaining
their historic and social context rather than removal.

With regard to potential 'harm’ to the significance designated heritage asset,
in paragraph 199 the framework states the following:

...great weight should be given to the asset’s conservation (and
the more important the asset, the greater the weight should be).
This is irrespective of whether any potential harm amounts to
substantial harm, total loss or less than substantial harm to its
significance.

The Framework goes on to state at paragraph 200 that:

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

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

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

Where a proposed development will lead to 'substantial harm' to or total
loss of significance of a designated heritage asset paragraph 201 of the
NPPF states that:



...local planning authorities should refuse consent, unless it
can be demonstrated that the substantial harm or total loss is
necessary to achieve substantial public benefits that outweigh
that harm or loss, or all of the following apply:

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

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

c¢) conservation by grant-funding or some form of not for profit,
charitable or public ownership is demonstrably not possible; and
d) the harm or loss is outweighed by the benefit of bringing the
site back into use

With regard to ‘less than substantial harm’ to the significance of a
designated heritage asset, of the NPPF states the following;

202. Where a development proposal will lead to less than
substantial harm to the significance of a designated heritage
asset, this harm should be weighed against the public benefits of
the proposal including, where appropriate, securing its optimum
viable use.

In terms of non-designated heritage assets, the NPPF states:

203. The effect of an application on the significance of a non-
designated heritage asset should be taken into accountin
determining the application. In weighing applications that directly
orindirectly affect non-designated heritage assets, a balanced
Jjudgement will be required having regard to the scale of any harm
or loss and the significance of the heritage asset.

The Framework requires local planning authorities to 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.

Paragraph 206 states that:
... Proposals that preserve those elements of the setting that
make a positive contribution to the asset (or which better reveal

its significance) should be treated favourably.

Concerning conservation areas and world heritage sites it states, in
paragraph 207, that:

Not all elements of a Conservation Area or World Heritage Site
will necessarily contribute to its significance. Loss of a building
(or other element) which makes a positive contribution to the
significance of the Conservation Area or World Heritage Site
should be treated either as substantial harm under paragraph
200 or less than substantial harm under paragraph 201, as
appropriate, taking into account the relative significance of the
element affected and its contribution to the significance of the
Conservation Area or World Heritage Site as a whole.

Concerning enabling development, it states, in paragraph 208, that local
authorities should:

assess whether the benefits of a proposal for enabling
development, which would otherwise conflict with planning
policies but which would secure the future conservation of a
heritage asset, outweigh the disbenefits of departing from those
policies.

National Planning Practice Guidance

The National Planning Practice Guidance (NPPG) was published on 23 July
2019 to support the National Planning Policy Framework (NPPF) 2021 and
the planning system. It includes particular guidance on matters relating

to protecting the historic environmentin the section: Conserving and
Enhancing the Historic Environment.

The relevant guidance is as follows:

Paragraph 2: What is meant by the conservation and enhancement of the
historic environment?

Conservation is an active process of maintenance and managing change.
It requires a flexible and thoughtful approach to get the best out of assets
as diverse as listed buildings in every day use and as yet undiscovered,
undesignated buried remains of archaeological interest.

In the case of buildings, generally the risks of neglect and decay of heritage
assets are best addressed through ensuring that they remain in active use
thatis consistent with their conservation. Ensuring such heritage assets
remain used and valued is likely to require sympathetic changes to be made
from time to time. In the case of archaeological sites, many have no active
use, and so for those kinds of sites, periodic changes may not be necessary,
though on-going management remains important.

Where changes are proposed, the National Planning Policy Framework sets
out a clear framework for both plan-making and decision-making in respect
of applications for planning permission and listed building consent to ensure
that heritage assets are conserved, and where appropriate enhanced, in

a manner that is consistent with their significance and thereby achieving
sustainable development. Heritage assets are either designated heritage
assets or non-designated heritage assets.

Part of the public value of heritage assets is the contribution that they can
make to understanding and interpreting our past. So where the complete
or partial loss of a heritage asset is justified (noting that the ability to record
evidence of our past should not be a factor in deciding whether such loss
should be permitted), the aim thenis to:

e capture andrecord the evidence of the asset's significance which
is to be lost

* interpretits contribution to the understanding of our past; and

*  make that publicly available (National Planning Policy Framework
paragraph 199)

Paragraph 6: What is “significance"?

‘Significance' in terms of heritage-related planning policy is defined in

the Glossary of the National Planning Policy Framework as the value of
a heritage asset to this and future generations because of its heritage
interest. Significance derives not only from a heritage asset's physical
presence, but also from its setting.

The National Planning Policy Framework definition further states that in the
planning context heritage interest may be archaeological, architectural,
artistic or historic. This can be interpreted as follows:

e archaeological interest: As defined in the Glossary to the National
Planning Policy Framework, there will be archaeological interest
in a heritage asset if it holds, or potentially holds, evidence of past
human activity worthy of expert investigation at some point.

e architectural and artistic interest: These are interests in the
design and general aesthetics of a place. They can arise from
conscious design or fortuitously from the way the heritage asset
has evolved. More specifically, architectural interest is an interestin
the art or science of the design, construction, craftsmanship and
decoration of buildings and structures of all types. Artistic interest
is an interest in other human creative skill, like sculpture.

* historic interest: An interest in past lives and events (including
pre-historic). Heritage assets can illustrate or be associated with
them. Heritage assets with historic interest not only provide a
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material record of our nation’s history, but can also provide meaning
for communities derived from their collective experience of a place
and can symbolise wider values such as faith and cultural identity.

In legislation and designation criteria, the terms 'special architectural

or historic interest’ of a listed building and the 'national importance’ of a
scheduled monument are used to describe all or part of what, in planning
terms, is referred to as the identified heritage asset’s significance.

Paragraph 7: Why is 'significance’ important in decision-taking?

Heritage assets may be affected by direct physical change or by change
in their setting. Being able to properly assess the nature, extent and
importance of the significance of a heritage asset, and the contribution
of its setting, is very important to understanding the potential impact and
acceptability of development proposals.

Paragraph 13: What is the setting of a heritage asset and how should it
be taken into account?

The setting of a heritage asset is defined in the Glossary of the National
Planning Policy Framework.

All heritage assets have a setting, irrespective of the form in which they
survive and whether they are designated or not. The setting of a heritage
asset and the asset's curtilage may not have the same extent.

The extent and importance of setting is often expressed by reference to

the visual relationship between the asset and the proposed development
and associated visual/physical considerations. Although views of or from an
asset will play an important part in the assessment of impacts on setting, the
way in which we experience an asset in its setting is also influenced by other
environmental factors such as noise, dust, smell and vibration from other
land uses in the vicinity, and by our understanding of the historic relationship
between places. For example, buildings that are in close proximity but are
not visible from each other may have a historic or aesthetic connection that
amplifies the experience of the significance of each.

The contribution that setting makes to the significance of the heritage
asset does not depend on there being public rights of way or an ability
to otherwise access or experience that setting. The contribution may
vary over time.

When assessing any application which may affect the setting of a heritage
asset, local planning authorities may need to consider the implications

of cumulative change. They may also need to consider the fact that
developments which materially detract from the asset'’s significance may
also damage its economic viability now, or in the future, thereby threatening
its ongoing conservation.
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Paragraph 15: What is the optimum viable use for a heritage asset and
how is it taken into account in planning decisions?

The vast majority of heritage assets are in private hands. Thus, sustaining
heritage assets in the long term often requires an incentive for their active
conservation. Putting heritage assets to a viable use is likely to lead to the
investment in their maintenance necessary for their long-term conservation.
By their nature, some heritage assets have limited or even no economic

end use. A scheduled monument in a rural area may preclude any use of the
land other than as a pasture, whereas a listed building may potentially have a
variety of alternative uses such as residential, commercial and leisure.

In a small number of cases a heritage asset may be capable of active use
intheory but be so important and sensitive to change that alterations

to accommodate a viable use would lead to an unacceptable loss

of significance.

Itis important that any use is viable, not just for the owner, but also for the
future conservation of the asset: a series of failed ventures could resultin a
number of unnecessary harmful changes being made to the asset.

If there is only one viable use, that use is the optimum viable use. If there

is arange of alternative economically viable uses, the optimum viable

use is the one likely to cause the least harm to the significance of the
asset, not just through necessary initial changes, but also as a result of
subsequent wear and tear and likely future changes. The optimum viable
use may not necessarily be the most economically viable one. Nor need it
be the original use. However, if from a conservation point of view there is
no real difference between alternative economically viable uses, then the
choice of use is a decision for the owner, subject of course to obtaining any
necessary consents.

Harmful development may sometimes be justified in the interests of realising
the optimum viable use of an asset, notwithstanding the loss of significance
caused, and provided the harm is minimised. The policy on addressing
substantial and less than substantial harm is set out in paragraphs 199-203
of the National Planning Policy Framework.

Paragraph 18: How can the possibility of harm to a heritage
asset be assessed?

What matters in assessing whether a proposal might cause harm is the
impact on the significance of the heritage asset. As the National Planning
Policy Framework makes clear, significance derives not only from a heritage
asset's physical presence, but also from its setting.

Proposed development affecting a heritage asset may have no impact on its
significance or may enhance its significance and therefore cause no harm
to the heritage asset. Where potential harm to designated heritage assets is

identified, it needs to be categorised as either less than substantial harm or
substantial harm (which includes total loss) in order to identify which policies
in the National Planning Policy Framework (paragraphs 199-203) apply.

Within each category of harm (which category applies should be explicitly
identified), the extent of the harm may vary and should be clearly articulated.
Whether a proposal causes substantial harm will be a judgment for the
decision-maker, having regard to the circumstances of the case and

the policy in the National Planning Policy Framework. In general terms,
substantial harm is a high test, so it may not arise in many cases. For
example, in determining whether works to a listed building constitute
substantial harm, an important consideration would be whether the adverse
impact seriously affects a key element of its special architectural or historic
interest. Itis the degree of harm to the asset's significance rather than the
scale of the development that is to be assessed. The harm may arise from
works to the asset or from development within its setting.

While the impact of total destruction is obvious, partial destruction is likely
to have a considerable impact but, depending on the circumstances, it

may still be less than substantial harm or conceivably not harmful at all, for
example, when removing later additions to historic buildings where those
additions are inappropriate and harm the buildings' significance. Similarly,
works that are moderate or minor in scale are likely to cause less than
substantial harm or no harm at all. However, even minor works have the
potential to cause substantial harm, depending on the nature of theirimpact
onthe asset and its setting.

The National Planning Policy Framework confirms that when considering

the impact of a proposed development on the significance of a designated
heritage asset, great weight should be given to the asset's conservation
(and the more important the asset, the greater the weight should be). It also
makes clear that any harm to a designated heritage asset requires clear

and convincing justification and sets out certain assets in respect of which
harm should be exceptional/wholly exceptional (see National Planning Policy
Framework, paragraph 200).

Paragraph 20: What is meant by the term public benefits?

The National Planning Policy Framework requires any harm to designated
heritage assets to be weighed against the public benefits of the proposal.
Public benefits may follow from many developments and could be anything
that delivers economic, social or environmental objectives as described

in the National Planning Policy Framework (paragraph 8). Public benefits
should flow from the proposed development. They should be of a nature or
scale to be of benefit to the public at large and not just be a private benefit.
However, benefits do not always have to be visible or accessible to the



public in order to be genuine public benefits, for example, works to a listed
private dwelling which secure its future as a designated heritage asset could
be a public benefit.

Examples of heritage benefits may include:

*  sustaining or enhancing the significance of a heritage asset and the
contribution of its setting

* reducing or removing risks to a heritage asset

*  securing the optimum viable use of a heritage asset in support of
its long term conservation

Other Relevant Policy Documents
Historic England: Historic Environment Good Practice Advice in

Planning (March 2015)
Historic England: Conservation Principles and Assessment (2008)
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