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Executive Summary 

This report considers the viability of refurbishing 17-21 Chapel Street, formerly Bradford Resource Centre, a 

Grade II listed building in the Little Germany Conservation Area in Bradford City Centre. Preliminary 

assessments of the building’s heritage significance, its accessibility and access arrangements, and its current 

condition have been carried out to inform preliminary circulation diagrams that demonstrate how the existing 

building could be upgraded and converted into a new Creative Hub. The report shows in principle how a 

number of uses including studios, offices and co-working spaces for creatives and community organisations, 

shared facilities and a public-facing flexible event space could be accommodated within the existing building, 

in a way that would sustain and enhance its heritage value. A number of recommendations are made setting 

out the scope and phasing of the works to create a sound, weathertight building with a new entrance and 

upgraded service installations, as a shell and core approach for phased fit out of future lettable spaces. An 

action list sets out additional investigations and information required to progress to Stage 2 of the RIBA Plan 

of Work. 
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1.0 Introduction 

 

Purpose of report  

1.01 This report has been commissioned by People’s Property Portfolio (PPP) to assess the feasibility of 

refurbishing and converting the former Bradford Resource Centre at 17 - 21 Chapel Street, Bradford, 

BD1 5DT, a Grade II listed building situated within the Little Germany Conservation Area in the centre 

of Bradford. 

1.02 The building is currently partially occupied, functioning as a local food bank from the ground floor only. 

It is owned by Bradford Resource Centre Ltd., an arts and community activist organisation that has 

operated out of the building since 1986 when it converted the premises into a Community Arts Centre 

offering regional resources to support community arts. 

1.03 The building has a rich heritage, originally constructed in 1832 as a Quaker School for the education 

of the children of the labouring classes of Bradford. It was converted and enlarged at the end of the 

nineteenth century into warehousing, part of a new merchants’ quarter subsequently known as Little 

Germany, which was built up rapidly in the latter part of the nineteenth century and focused on the 

export of locally produced textiles to mainland Europe. The return to a community use in the 1980s 

created a new purpose for the building as a home to community organisers and a safe space for 

progressive activists to meet. However, since the mid-2010s the Resource Centre has struggled to 

operate with its previous vigour and the building and its functions have gradually declined in use. 

1.04 PPP are actively engaged as a Community Benefit Society in repurposing buildings through 

community ownership to support cultural activities and develop social enterprise. They have identified 

that 17-21 Chapel Street is at risk and no longer fit for purpose as a community and creative space in 

its current state. They have existing links with socially-engaged cultural organisations and community 

groups locally, and have identified the need for lettable studio, co-working and rehearsal spaces in 

Bradford. Their intention is to revitalise the building as a multi-use hub for creative, heritage and 

community use that can support a range of groups, artists and cultural freelancers. The vision is for 

flexible accommodation that provides studios and co-working areas for the creative industry; 

rehearsal and workshop spaces, and public facing exhibition and events spaces to welcome in 

community organisations and the public. 

1.05 This report considers the existing state and status of the building to deliver this ambition, focussed on 

the heritage significance of the building and its setting, the visible condition of its building fabric and its 

weather-tightness, its accessibility currently and for future users, and its current organisation in terms 

of access and means of escape. Each of these issues are relevant for future proposals as they offer 

both opportunities and constraints in reorganising, retrofitting and repurposing the building. 
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The building 

 

Figure 1: Building location on Chapel Street, Bradford 

1.06 17-21 Chapel Street is a four-storey masonry building designed in a classical style with a symmetrical 

principal façade fronting Chapel Street. Originally entered from a gated carriage way and doors to 

both wings on this frontage, the building is now entered through a single storey building created by 

infilling the former open yard to its rear. This is approached via a small car parking area accessed 

from Chapel Street and currently used by occupants of the adjacent attached property, 5 Cater Street. 

 

Figure 2: Front façade to Chapel Street, Bradford 

1.07 Constructed externally of local Spinkwell stone, with timber windows and a natural slate roof, the 

building has been extensively altered over time, with late nineteenth century structural alterations and 

the addition of two more storeys, the removal of sections of wall, the infilling of door and window 

openings and the creation of the enclosed yard. Twentieth century alterations include the construction 

of a mechanical passenger lift, conversion of the gated carriageway to additional internal floor space, 

two new blockwork stairways and a new external exit door, extensive alterations to the cellar / three-

quarter basement areas, new internal partitioning, toilets, and mechanical and electrical services 

throughout. 



5 
 

RIBA Stage 1 Report: Bradford Resource Centre   

 

Figure 3: Property location within Little Germany Conservation Area 

1.08 The building is situated in the Little Germany Conservation Area, an area immediately to the west of 

Bradford Cathedral that was designated in 2005 and is roughly bounded by Church Bank, Barkerend 

Road, the Shipley-Airedale Road, Leeds Road, and Well Street. Little Germany was developed from 

the 1840s and contains a particularly high concentration of large worsted and yarn warehouses, often 

built in an Italianate palazzo style, most of which were constructed in the 1860s and early 1870s. 

Forty-six of the buildings within Little Germany have Listed Building status including 17-21 Chapel 

Street. 

1.09 The building is designated at Grade II for its special historic or architectural interest and was first 

listed in 1983: 

List Entry Number: 1115735 

List Entry Name: 17 and 21 Chapel Street 

Statutory Address 1:17 and 21, Chapel Street 

Circa 1865-70 probably a conversion and enlargement as warehouse/office of a mid C19 school 

building on the site. Four-storeys, ashlar sandstone, the top two floors are additions at time of 

warehouse conversion. Seven bay front. Ashlar band over tall ground floor, original frieze and 

projecting cornice over first floor; shallow moulded eaves cornice. Ashlar linteled windows with late 

C19 casements. Central semi-circular waggon archway with voussoirs. Double cast iron railed gates 

with radial iron work fanlight. 

Listing NGR: SE1685633130 

1.10 Immediately adjacent the site are several listed buildings including 27-29 Chapel Street, former 

townhouses converted to business premises to the northern boundary of the site; and the side range 
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of Eastbrook Hall to the south, converted for residential use. Opposite are 40, 36-38 and 30 Chapel 

Street. All are grade II listed. 

 

Planning History 

1.11 The building (under application address 17-19 Chapel Street) was granted change of use to offices 

and workshop in 1985 (85/02443/COU) when converted to Bradford Resource Centre and internal 

alterations and the construction of an external ramp were approved in 1986 (85/09/08052). 

1.12 Review of these applications is beyond the scope of this study, but it is recommended that archive 

copies are retrieved from the Local Planning Authority to assist Stage 2 design development. 

 

Tenure 

1.13 The property is split between titles: 

 WYK319786 Freehold of 17-21 Chapel Street, owned by Bradford Resource Centre Ltd. 

WYK369635 Freehold land including the car park and the enclosed former yard to the rear of the 

building, owned by City of Bradford Metropolitan District Council. 

Both titles are fully integrated spatially at ground floor and basement levels in terms of access into 

and internal circulation within the building, so the relationship between these titles needs further 

clarification. 

1.14 There appears to be a Covenant connected to 17-21 Chapel Street dating from 1885 restricting its 

future use as a ‘Theatre Music Hall or place of public entertainment or as a Licensed House for the 

sale of intoxicating drinks’. This will require further investigation and professional legal advice 

particularly if future proposals include a licensed premises or public performances as part of the public 

facing events space. 

1.15 The rights and easements (e.g. of access over the freehold carpark land) will need further 

investigation and professional legal advice.  

 

Methodology / approach  

1.16 Information supplied by PPP and their project manager, Andrew Stratford, has formed the basis of 

this report, including a measured building survey and preliminary investigations by others into 

services and equipment contained within the building. 

1.17 A visual survey only was conducted on 18 February 2025 to assess the condition of the building, 

limited by restricted access, particularly in basement areas. No intrusive surveys have been 

conducted.  
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1.18 A preliminary statement of significance has been prepared based on information compiled through a 

desktop study, archive research and a visual assessment of the property. The early history of the 

building uses archive material on Bradford Friends Schools held by University of Leeds Library, 

Special Collections complemented by a historic mapping study to identify phases of the building. 

There may be further information available at a future date through West Yorkshire Archive Service 

(Bradford Archive), but for the duration of the report investigation, Bradford Archive has been closed 

due to it moving premises. A brief walk around was also undertaken with Jon Ackroyd, Senior 

Conservation Officer, CBMDC. 

1.19 The report is organised as preliminary assessments on heritage, accessibility (including access) and 

building condition, followed by sections on recommendations and actions moving forward into Stage 2 

design development.  
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2.0 Heritage Significance 

 

Initial building form 

 

Figure 4: First phase of development shown on OS plan 1852 
CC-BY(NLS) Reproduced with the permission of the National Library of Scotland. 

 

2.01 The earliest phase of the existing building dates to 1832 when the site was first developed as school 

buildings and a playground on land initially leased from, and subsequently given by local landowner 

Charles Harris. The local Society of Friends (the Quaker movement) had previously formed the 

Bradford Friends’ School Association in 1829 and raised money through subscription to start a day 

school for ‘the labouring people of all religious denominations in the town and neighbourhood of 

Bradford’. Beginning as a boys’ school in rented premises in Fawcett Row, the Association quickly 

established separate Schools for girls and infants, and the Chapel street site was an opportunity to 

bring all three schools together in purpose built premises. 

2.02 Local architect John King was appointed in 1830, with a brief to create three separate School rooms 

each with its own entrance, external yards for conveniences, a playground, a committee room for the 

Schools’ Management and Trustees and a dwelling house. The resulting development, known as the 

Eastbrook Schools, comprised two buildings separated by an open yard. The two storey block fronting 

Chapel Street contained the Boys’ School while the rear two storey block overlooked an adjacent 

Rope Walk and housed the Infants’ School at ground floor and the Girls’ School on the floor above. 

The general layout is shown on the1852 1:1056 Ordnance Survey plan for Bradford, illustrating the 

upper floor level, and is further described in a building specification prepared by the architect in 1831 

for construction purposes from which the organisation of the building at this time can be deduced. 
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Figure 5: Plan extract showing site arrangement, 1852  
CC-BY(NLS) Reproduced with the permission of the National Library of Scotland. 
 

2.03 Built on a sloping site, the Chapel Street block was symmetrical in its façade arrangement, with a 

central carriage way leading through to the enclosed yard and external doors to each end, the lower 

door leading to stone steps up to the Boys’ School at first floor and upper door leading via a passage 

way to the Girls’ and Infants’ School building behind. The ground floor contained the committee room 

with its own entrance, presumably accessed via steps from the covered carriage way, and three 

lodging rooms / parlours providing residential accommodation for the teachers. The cellars below, 

contained further domestic accommodation including kitchen and scullery. These domestic scale 

spaces were heated by fireplaces with a marble chimney piece noted in the more elaborately finished 

committee room. The mason’s specification matches the description of the lower storeys of the 

building now with ashlar to the centre and wings up to first floor level finished with mould string and 

fascia, and a cornice, fascia and parapet to the storey (eaves level) above, also in ashlar from the 

local Spink Well quarry. 

2.04 The Boys’ School was a large single span room with window openings to each side for light and 

ventilation. The top sashes are described as horizontal pivot timber windows in the specification. The 

space was heated by a stove and was robustly finished with stone flags over timber beams to the 

floor and plastered walls and ceiling. More generally both school buildings were stone built with brick 

inner linings to the external walls and brick internal walls, and plaster finished. Their roofs were 

finished in Westmoreland blue slate. The carriage way was gated at both ends and internal security 

was provided to the front ground floor windows with internal shutters. 

2.05 Externally, the school premises had additional playgrounds either side of the Girls’ and Infants’ 

School, presumably segregated, with the southern yard accessed from the Boys’ staircase and the 

northern from the Girls’. The immediate context was quite different from the current arrangement, as 

the town was only just expanding upwards from Leeds Road, and the land to the west of the Girls’ 

School was open ground, over which Cater Street was only laid out in the 1860s. To the south was 
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the Methodist burial ground and to the North a new development of eight townhouses built by 1852; 

the plot opposite the Boys’ School was not yet developed. 

2.06 The Friends-run school was initially popular with a capacity of around 750 pupils, but by the mid-

1840s interest had declined. A financial burden to maintain, the building was leased to the adjacent 

Trustees of the Eastbrook Wesleyan Chapel with the continued purpose of operating as a School 

written into the lease agreement. This arrangement continued until the late 1860s when the Wesleyan 

Trustees proposed purchasing the building, which was duly sold to them in 1870 for £2600. 

 

Subsequent phases of development 

 

Figure 6: Plan extract showing adapted site arrangement, 1891 
CC-BY(NLS) Reproduced with the permission of the National Library of Scotland. 
 

2.07 By 1891 the current project site of 17-21 Chapel Street had been substantially altered as shown on 

the 1:500 Ordnance Survey plan. A new Wesleyan school had been built on the south side of the plot, 

truncating the original girls’ school by one bay. The yard between the original school buildings had 

been built upon and the plot was divided, at least at ground floor level into two demises: the lower 

section including the carriage way and the former yard space immediately behind, the upper section 

including the remainder of the front block and yard and the whole of the truncated girls’ school.  

2.08 It is presumed that the building had been resold as part of a wider development by the Eastbrook 

Chapel Wesleyan Methodists. The Post Office Directory of 1887 lists the premises in sequence after 

the Methodist Day School as 1-3 A Levy and Co., merchants and 5 Bradbury and Hitchins, 

merchants, indicating that the buildings at this date had been fully repurposed as warehousing and 

showrooms.  

2.09 To achieve this repurposing, a significant transformation of the project site buildings was undertaken, 

although the historical evidence is sparse. Previous studies on Little Germany have demonstrated 
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that no building plans survive for development in Chapel Street from this period. Some spatial 

information can be gleaned from Charles Goad’s Fire Insurance Plan of the area in 1929; otherwise 

the physical evidence of the building now is the best information available.  

2.10 The conversion transformed the front block to Chapel Street by extending it upward by two storeys 

with existing building elements reused as part of the alterations. The reuse of larger stone blocks is 

evident on the north facade of the building, and the roof trusses now exposed on the top floor are 

likely to be from the original building. The extended front façade retains the cornice and fascia on the 

original eaves line and repeats the window openings below on the next two storeys, each receding in 

height. A new projecting cornice at eaves level terminates the façade and project a short distance 

around each return wall. 

 

Figure 7: Inserted column structure and floor crossing window heads at first floor 

 

2.11 Internally the new second floor level sits lower than the original ceiling line of the boys’ schoolroom 

with the new ceiling line sitting lower than the window heads of the original façade. The floors have 

been strengthened with the addition of new cast iron columns under primary beams running east west 

at ground floor, one bay in on either side of the original covered carriage way. To the first and second 

floors new columns run centrally along the length of the building carrying beams spanning east west 

that coincide with the new ground floor beams and the cross walls of the original covered carriage 

way. Where visible, this structure appears to continue through to the basement at least to south. The 

basement was also likely expanded under the infants’ yard in this period, with the yard itself enclosed 

by a duo pitch single storey roof and new gable end wall. 

2.12 There is no evidence for the vertical circulation from this period due to subsequent alterations in the 

twentieth century. The 1929 Goad Plan shows a hoist located at the end of the covered carriage way 

where the lift shaft currently is, with a glazed roof enclosing the former yard. As the eaves corbel 

bracket detailing to the current lift shaft and the rear elevation match it is highly likely that the masonry 

shaft dates to the first conversion in the 1880s. 
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2.13 The same L-shaped demise arrangement is plotted on the 1932 Ordnance Survey plan but by 1958, 

the buildings plots have been redrawn with the whole of the front block and yard identified as one 

building and the former girls’ school drawn as a separate plot. This is as per the current arrangement 

for the building and it is important to note that only the front block and former yard are within the 

current project site (17-21 Chapel Street), and the still extant rear block, the former Girl’s school (now 

addressed as 5 Cater Street and occupied by SORM Studios and Learning Hub) is under separate 

title and is not designated a listed building.  

2.14 The 1950s plan also indicates that the end two townhouses to the north have been demolished. This 

is now the car parking and entrance approach to the existing building and is identified in the 

Conservation Area Assessment as an area of some historical value due to it openness as a partly 

setted courtyard. As the stone setts here will only have been laid after the houses were taken down, 

the historic significance is limited and should only relate to the rear portion of the courtyard, originally 

the playground. However this was fully enclosed to the west rather than open to Cater Street as it is 

now:  the existing pedestrian through route only appears on the OS plans from the second half of the 

twentieth century. The 2007 conservation area appraisal also identifies the vista through to Cater 

Street as a key view in the conservation area, as this provides a good axial view to the tower of 

Bradford Cathedral. 

 

Figure 8: Plan extract showing adapted site arrangement, 1958 
CC-BY(NLS) Reproduced with the permission of the National Library of Scotland. 

 

Current configuration  

2.15 The current building arrangement is the result of the building’s conversion into the Bradford Resource 

Centre in the 1980s after the building was listed. Without sight of the archived planning and LBC 

drawings, the internal organisation of the building previously isn’t fully known. There may for example 

have been further alterations between 1885 and 1986, and it isn’t clear from a visual survey of the 
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building when particular alterations have been made. For example the Girl’s passage way to the right 

hand side has been blocked up at a later period to the warehouse conversion and the passage 

incorporated into the ground floor accommodation, with openings cuts into the walls to either side of 

the original chimney breast. The space is now a kitchen area. The covered carriage way has also 

been internalised with a floor inserted to run flush with the original ground floor. The gate way is 

retained with the new wall line set at a depth beyond the existing gate swing. The window here is later 

twentieth century, but whether it replaces an earlier twentieth century version is unknown. The cellar 

window openings have also been enlarged at some point: the lesser quality of the stone masonry 

suggests it was not part of the 1880s conversion. 

 

Figure 9: Infilled carriage way opening with existing gates retained 

 

2.16 The ground floor has been extensively altered with large openings cut into the flank walls of the 

former carriage entrance; alterations to the hoist to convert to a passenger list; the insertion of new 

blockwork enclosures to make two protected staircases, the northern stair having an external door cut 

into the building’s northern façade. This staircase contains a number of large scale paintings 

produced for the Bradford Resource Centre. 

2.17 Throughout the ground floor, and the building more generally, the internal wall finishes have been 

removed revealing a combination of brick and stone internal walling, not of a finish quality intended to 

be on show.  

2.18 The windows do not appear to date any earlier than the time of the warehouse conversion. At ground 

floor their architraves show traces of the plaster work they were planted onto. At the upper floors the 

windows are likely to be twentieth century replacements, based on their section profiles and lack of 
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paint. At first floor the windows are all fixed lights on the front façade. On the floors above window 

openings across the front façade alternate as fixed lights and opening sashes, all with relatively new 

architraves. 

2.19  New WCs have been inserted within the courtyard volume and the main building at each floor except 

the basement. Electrical and plumbing works run throughout the building expediently, either surface 

mounted and exposed or boxed in. 

2.20 At the upper levels the floors have been subdivided to suit flexible office arrangements with some 

open plan areas and some partitioned offices, WC enclosures, meeting rooms etc. Two upper floor 

rooms to the south end fronting the street date to the warehouse conversion as they include 

fireplaces. The roof trusses are exposed on the top floor in the central third of the floor plate. 

 

Figure 10: Altered windows openings at basement level 

 

Significance 

2.21 Understanding significance is an important part of conserving the historic built environment. The 

NPPF defines significance as ‘the value of a heritage asset to this and future generations because of 

its heritage interest’. Heritage interest may be archaeological, architectural, artistic or historic and can 

relate to both the physical presence of the building and its immediate setting. Conservation is the 

process through which significance is sustained, by managing changes to heritage assets, and where 

appropriate by enhancing them. 

2.21 From the evidence of phasing presented above, the heritage interest of the current Bradford 

Resource Centre building is both historic and architectural. The historic interest lies in the association 

of the building to the Quaker Movement and its original purpose as a collectively funded building 

constructed for educational purposes, presenting a material record of the early development of this 

part of Bradford for the social benefit of the community. The architectural interest of the building lies in 

both the surviving fabric of the front block of the original school buildings and the architectural 

approach to its adaptation and enlargement as a warehouse, particularly in the retention of, and 

compositional additions to, its principal façade.  
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2.23 The volumetric presence of the enlarged building within the streetscape is representative of the new 

scale of development as the merchant quarter was built out in the latter part of nineteenth century and 

contributes positively to the conservation area of Little Germany. It is one of several listed buildings on 

Chapel Street that are of historic interest in signifying the rapid growth and expansion of continental 

trade within Bradford. 

2.24 The architectural significance of the principal façade lies in the quality and composition of its masonry 

detailing and its material record of the spatial organisation of the spaces behind. The central entrance 

way and the door surrounds to either end show how the original facade related to its purpose as a 

School building. The retention of the first floor cornice and fascia as part of the extension upwards of 

a further two storeys shows the design intent in recomposing a unified façade as part of the 

conversion works to a warehouse. 

2.25 Due to the extensive changes to the configuration of the building over time, the architectural 

significance of the building interior is more limited. The nineteenth century structural alterations (cast 

iron columns and beams) are of some architectural interest as they clearly show the principles of 

conversion along with the inserted stone-built hoist shaft. The retained cross walls to the original 

carriage way and to the Boys’ entrance indicate the original circulation in part, and the rear wall (the 

party wall to 5 Cater Street) has historic value as the original wall to the Girls’ school with its window 

openings legible but walled up. Internal elements such as the fireplaces at ground, basement, second 

and third floors which have survived from the first and second phases of building could also be 

retained as having some heritage interest. 

2.25 The external envelope of the building is generally intact from first floor upward and the traditional 

walling and roofing materials, windows and rainwater goods all contribute to the character of the 

building and to the conservation area. Individual elements will require repair or replacement as part of 

future works. 

2.26 The land to the side of the listed building, currently the parking area, is not of heritage significance in 

itself, put could be enhanced as existing open space within the conservation area that provides 

opportunities for longer distance views across to the Cathedral. It is worth noting that the return wall of 

existing building was not intended to be seen other than from a small alleyway at street level along its 

length, and this wall and the gable end to the rear single storey building has a greater visual presence 

now than historically. Subject to ownership and access rights across the car park site, it may be 

appropriate to reduce vehicle access and create a more coherent open courtyard breakout space. 

 

Impact of future proposals 

2.27 The refurbishment of the building offers an opportunity to sustain its heritage value through the careful 

repair of external elements including masonry elements that are delaminating on the front façade, 

replacement of missing rainwater goods, gutter repairs, and slate repairs to the main building and 

single storey roofs. More extensive interventions may be required, subject to a structural survey which 

should be commissioned. 
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2.28 There is also an opportunity to enhance the heritage value of the front façade by removing later 

additions such as the security panelling to the basement windows and replacing these with a more 

sensitive design. Any window replacements throughout would be on a like for like basis for 

fenestration patterns, with an opportunity for thermal performance improvements. 

2.29 The setting of the listed building and the conservation area could be enhanced through the careful 

design of the land to the north. 

2.29 Future proposals should consider the heritage significance of the retained ground floor door and gate 

openings on the principal façade. There is an opportunity for enhancement through reconfiguration of 

the ground floor spaces to make better sense of the original primary entrance route and, potentially, 

by reinstating an entrance from Chapel Street. 

2.30 Any future works to alter the building in a way that affects its character or appearance as a building of 

special architectural or historic interest will require Listed Building Consent from the local planning 

authority. Carrying out unauthorised works to a listed building is a criminal offence and individuals can 

be prosecuted and a planning authority can insist that all work carried out without consent is reversed. 

Any application will require a Design and Access Statement setting out how the design principles for 

any alterations have taken into account the special architectural or historic importance of the building. 
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3.0 Accessibility 

Scope of assessment 

3.01 This section summarises an initial assessment of the potential barriers to access and inclusion 

evident in the current configuration of the building. It sets out key issues identified in the current 

building that will need to be addressed as part of future works. The assessment is based on an initial 

visual inspection, complemented by a review of the measured survey of the building. It does not 

comprise a full audit, as the proposed works and subsequent alterations to the property, including 

replacement or reuse of existing elements, are not yet known. 

3.02 An inclusive environment is one that embraces human diversity and difference to ensure that the built 

environment is available to everyone. The basic principle of this initial assessment is to consider the 

accessibility of the existing building as it is currently designed, and to consider what potential barriers 

exist now and how these might be minimised or eliminated for potential users as part of future 

refurbishment works. The heritage significance and physical form of the existing building should not in 

itself be a barrier to accessibility for any particular user group, but the extent to which accessibility is 

achieved may differ slightly to a new-built inclusive design. 

3.03 Inclusive design recognises diversity by addressing the abilities and preferences of people relating to 

age, disability, culture, gender and cognitive abilities. It considers both physical factors and the 

experience of using a building or space. 

 

Legislative context 

3.04 The Equalities Act 2010 protects people from discrimination on a range of grounds referred to as 

protected characteristics. These are age, disability, gender reassignment, marriage and civil 

partnership, pregnancy and maternity, race, religion or belief, sex or sexual orientation. The Act 

creates a duty to make reasonable adjustments to ensure that disabled people are not substantially 

disadvantaged in comparison to non-disabled people. The duty does not extend to other protected 

characteristics, but nevertheless other considerations that might impact on usability by other protected 

groups should be considered, whether this relates to faith spaces or women’s safety or non-gendered 

sanitary facilities, for example. 

3.05 Under the Building Regulations there is an expectation that where material alterations take place 

within a non-domestic building, any relevant alterations should comply with requirement M1, as set 

out in Approved Document Part M Access to and Use of Buildings. Reasonable provision should be 

made for people to access and use any new or altered sanitary facilities. The building as a whole, 

including access to and from the site boundary, must be no less compliant following material 

alterations than before any works took place. If it is necessary to make a material change of use to 

part of the building, (e.g. to what is defined as a ‘Public Building’ in the building regulations), that part 

of the building should comply fully with requirement M1. 
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3.06 In applying Part M, it is recognised that the special characteristics of historic buildings (e.g. listed 

buildings) should be conserved and that accessibility should be improved where and to the extent it is 

practically possible without prejudicing the character of the building, in conjunction with the advice of 

local authority conservation and access officers. 

3.07 Where material alterations are proposed to be made, the relationship between Part B Fire Safety, Part 

K Protection from falling, and Part M should be considered as part of any RIBA Stage 2 design 

proposals. 

 

Potential building users 

3.08 The existing building has previously been used for offices and workshops and was designed to be 

inclusive to the standard applied in the late 1980s. Works to the building included external ramped 

access, generously proportioned WCs and accessible WC provision, the provision of a lift accessing 

all floors and areas, colour coding to floors for way finding and legibility, and grab rails within 

circulation areas to assist mobility. Future potential building users will continue to include workplace 

users and their visitors. It is also likely to include community groups and members of the public 

attending public facing events such as exhibitions, screenings or performances. 

 

External environment 

 

 

Figure 11: Car park to side of building 

 

3.09 The building is currently accessed via a small shared car park that has entrances from Chapel Street 

and Cater Street. The car park is a shared surface for vehicles and pedestrians surfaced in stone 

setts and tarmac, gently sloping and with some areas of unevenness. There are two accessible 
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parking spaces with faded markings in the car park. A narrow stone path runs close to the building 

from the pavement, but dimensionally this is part of the normal manoeuvring space for vehicles. 

 

3.10 The carpark had double parked cars in the parking area on the date of the visit, blocking these spaces 

and the route to the building entrance. The current main entrance is not very obvious from the street. 

An arrangement will need to be made in terms of sharing / re-configuring the existing space. There is 

no lighting in the car park other than above the entrance door.  

 

Figure 12: Ramped access to entrance 

 

3.11 There is a ramped access to the front door which appears to work in terms of gradient. However the 

surface is metal checker plate which is slippery when wet. The ramp has lost its guarding and handrail 

to the external edge. 

3.12 The double doors open outwards and are manual opening. There is sufficient space in front of the 

doors, but guarding will need to be re-instated and the entrance should ideally have weather 

protection (e.g. a canopy) subject to heritage consents. The door opening is a suitable width but the 

door set will need upgrading to suit minimum clear opening dimensions and to include vision panels. 

 

Internal environment 

3.13 Horizontal circulation routes within the existing building have previously been designed to access all 

areas and corridors and passageways generally appear to be sufficiently wide. The ground floor level 

layout is currently confusing to way find within without prior knowledge of the layout of the building. 

Comments here are general as it is anticipated that material alterations considered at Stage 2 will 

address circulation requirements in more detail.  
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3.14 Floor surfaces vary throughout the building and are in various states of completeness and 

dilapidation. It is anticipated that floor finishes will be replaced as part of future works. Notably some 

areas of the building on upper floors are uneven due to the historic character of the building. 

3.15 Doors on circulation routes will need to be considered in more detail at Stage 2 depending on what is 

retained or replaced in terms of usability relating to door furniture, vision panels, weight / closing 

resistance, visual contrast etc. 

3.16 Vertical circulation is currently via two existing stairwells dating to the late 1980s and a passenger lift. 

There is also an existing half flight of stairs as part of the escape route to the street to the southern 

end of the building. 

 

 

Figure 13: Existing staircase 

 

3.17 The existing stairs in each stairwell are constructed as an independent steel structure with open 

checker plate treads, with continuous handrails and guardings to both sides. Guardings to the outside 

edge provide protection crossing existing window openings. The gap between the string and the wall 

is less than ideal in areas where the guarding isn’t continuous. The existing stairs are sufficiently 

wide, but do not meet contemporary standards on landing lengths. It is assumed that the existing 

stairs will be retained. However changes could be made to improve accessibility through the addition 

of contrasting nosings and the possible infilling of the open treads, subject to more detailed design 

and consultation. 

3.18 The passenger lift is currently out of use but it has been established that it is economically viable to 

return it to service and to update the lift car interior. The lift shaft is dimensionally capable of serving a 

minimum lift car size for disability access. However the model will need to be reviewed to confirm 

whether it fully or partially complies with current standards. Refurbishment of the lift car should 

incorporate as many contemporary requirements as it is possible to introduce, including audio and 

visual aids, contrasting finishes, handrail, mirror etc. 
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3.18 Sanitary provision is on every floor of the building except within the basement. While it is ideal to have 

accessible provision on every floor, lift access and the overall travel distances between floors enable 

ground floor provision to be used by people at basement level. 

 

Figure 14: Existing WC provision 
 

3.19 Basic dimension checks indicate that the single universal WC rooms on the first and third floors are 

sized to current requirements for accessible toilets. The single universal toilet at second floor is 

undersized. The group of three ground floor toilets, each with independent access are generously 

proportioned and each is larger than the space required for a standard unisex wheelchair accessible 

WC. The current arrangement allows for both single-sex and universal toilet provision. There is also a 

separate WC room for children in the front portion of the building provided in relation to the previous 

function of the room. There does not appear be any facilities for baby change which could be provided 

WCs within for public-facing areas. 

3.20  None of the toilet rooms are currently to the standard of unisex wheelchair accessible WCs in their 

fittings and arrangement, and these should be upgraded as part of the refurbishment. 

3.21 Means of escape is discussed in the next section, but of note, there are no emergency refuges 

currently within or adjacent stair enclosures. These should be provided as part of the refurbishment to 

current regulation requirements with an emergency voice communication system and a building 

management plan for emergency evacuation. 
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Reasonable adjustments and design issues 

3.22 There are opportunities to address inclusion issues more fully through the development of stage 2 

design proposals. Areas of consideration relate to finishes (to wall, floor and ceiling), to wayfinding, 

signage and legibility of the building layout, to acoustics and to lighting design and in the design of 

entrance and reception spaces that are accessible to all. 

3.23 Consideration should be given to choice of materials and finishes used in the refurbishment, for 

example, non-slip finishes to floors, avoidance of overly hard surfaces for noise reduction, avoidance 

of overly busy wall and floor surfaces, and mirrored surfaces that can be disorienting. 

3.34 A clear signage strategy at every floor should be implemented. Provision of visual contrasts on 

landings, door surrounds and door furniture should be assessed further. 

3.35 Any entry controls into the building and access control point around the building internally will need to 

be visible, reachable and easy to use for all users of the building. Ambulant and non-ambulant 

individuals should have equal experiences accessing and using arrival spaces. Reception areas will 

need to be physically accessible and designed to support people with reduced hearing. 

3.36 The provision of specific spaces relating to protected characteristics, for example a faith room, or to 

neurodiversity, a quiet room, could be considered as part of further brief development.  
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4.0 General access and Means of Escape 

4.01 This section provides a general commentary on the existing building layout in relation to current 

building regulations addressing means of escape. Further investigations will be required, looking at 

the integrity of walls, floors, and escape stair enclosures, the penetrations of various existing service 

runs, and existing materials in terms of surface spread of fire, and structural performance. This 

commentary does not constitute a fire risk assessment. 

4.02 A separate initial commentary has been produced by Aalto Fire Limited, looking at the existing fire 

detection system with recommendations for partial upgrade or full replacement as part of the 

refurbishment works. 

4.03 Life safety in the event of a fire is an important aspect of building design and ongoing building 

management. Generally when considering works to an existing building, the expectation is that 

material alterations should not result in the building being any less compliant than it was formerly, 

whether it had been previously fully compliant with current building regulations or not. If it is necessary 

to make a material change of use to part of the building, (e.g. to what is defined as a ‘Public Building’ 

or ‘shop’ in the building regulations), the general expectation is that that part of the building should 

comply fully with current regulations, although there are some exceptions.  

4.04 The building has previously been used as offices and workshops, and subject to the nature and 

anticipated operation of the public-facing areas proposed, the necessity of an application for a change 

of use through the planning system for these areas of the building may need to be considered as 

Stage 2 develops. Uses that are ancillary or incidental to the operation of the building as a whole do 

not require a change of use permission for planning purposes. Under building regulations, a change 

of use might apply depending on those proposed uses. Furthermore, under Approved Document Part 

B, Fire Safety, building uses are classified in purpose groups and there are restrictions on what is 

considered an ancillary use, which may also affect the approach to means of escape design. 

4.05 The current means of escape strategy for the building comprises two separate protected staircases 

that both connect all floors including the basement. The northern stair has an exit direct to the car 

park area. The southern stair has a protected final exit route that includes a half flight of stairs that 

exits onto Chapel Street. The single storey building main entrance to the car park is also available as 

a final exit. Travel distances to each staircase are comfortably within Approved Document Part B 

requirements. 

4.06 Compared to current standards there are a number of differences in this arrangement that would be 

prudent to address through Stage 2 design proposals. These relate to the lift position, provision of 

lobbies and refuges to staircases and access arrangements from the basement. 

4.07 Both staircases serve all floors and the basement. However terminating one staircase at ground floor 

would provide greater protection to escape from all floors above ground level, were a fire to start in 

the basement. Reverting to a single stair access at basement level would slightly reduce usable floor 

space to comply with maximum travel distances in a single direction, and would limit occupant 
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capacity to 60 people. The basement stair requires a protected lobby or corridor for smoke control, 

and also adequate protection from the adjacent plant room. 

4.08 The lift shaft currently opens directly into rooms on the ground and all upper floors which is less than 

ideal. Provision of a protected corridor to the lift at basement and ground floor and protected lift 

lobbies on the floors above would improve protection from smoke to upper floor areas. 

4.09 Reverting to a single basement stair would lead to a requirement for protected lobbies or corridors at 

the upper floors (other than the top floor) to each escape stair. As there are no emergency refuges 

currently provided for either stair, the protected lobbies should be designed to accommodate these. 

4.10 These changes would not alter the special character of the listed building. 
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5.0 Building Condition 

5.01 We undertook a basic visual inspection to comment on the form of construction and the current state 

of repair of 17-21 Chapel Street, including the single storey building attached at its rear, on 18 

February 2025. 

Limitations 

5.02 We visually inspected all safely accessible areas of the property to facilitate commentary on the 

general standard and condition of the building. Where defects were identified, these are highlighted 

below with comments on the likely cause and severity of the issue as relevant. We have not 

commented on minor repair or decoration issues. A number of areas were inaccessible or difficult to 

assess due to safety issues and /or furnishings and materials currently stored in the property. We 

have not commented on the condition of Mechanical and Electrical Services, drainage connections, 

structure or floor loadings within the property. The client has sought and is collating separate 

commentaries on the passenger lift, mechanical services, timber windows, fire alarm system, and 

electrical services. A drone survey has also been conducted by others to view the main building roof. 

This has not yet been received or reviewed. 

5.03 Some services were partially operational during the inspection including lighting and the security 

alarm. The heating system and lift are not currently operational. 

5.04 Photographs included to assist this commentary are included in Appendix 1 of this report. Measured 

survey drawings of the existing building are included in Appendix 2 of this report.  

Property Description 

5.05 The main building is four storeys above ground and has a stone lined basement below that connects 

through to a basement constructed below the single storey duo-pitched building attached to the rear 

of the main building, which also connects internally at ground level. Both buildings share a party wall 

to the south. The single storey building has a party wall with the building to the west which was 

originally part of an integrated development which historically included the main building to the front. 

5.06 The main building is constructed of load bearing brick and facing stone to the external walls, with a 

later cast iron and beam structure inserted as part of the second phase of development. The beams 

are assumed to be of timber but are encased and have not been inspected. The floors are assumed 

to be timber construction but no finishes have been lifted to confirm this. The hipped roof is formed of 

timber trusses and has a natural slate roof covering that has not been inspected. Stone chimneys to 

the northern end are extant; the southern chimneys terminate below the roof covering. 

5.07 The single storey building roof is formed of timber trusses with metal georgian wired ridge glazing and 

a slate roof covering. 

5.08 The property has a mix of timber late Victorian (or reproduction) sash windows, fixed lights and top 

light horizontal pivot windows. The main door is timber with steel cladding externally. Final escape 

doors are timber (with one locked and boarded externally). 
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5.09 Internally the main building consists of a sequence of rooms and open plan areas at ground floor, with 

a combination of smaller rooms and larger open plan workspaces to the upper floors. These spaces 

are a combination of nineteenth century wall and twentieth century partition constructions. Twentieth 

century blockwork stair enclosures and blockwork room divisions at basement level have been 

inserted at the time of the last building conversion in the 1980s. The basement contains a plantroom 

lift plant room, storage areas and workspaces. 

5.10 Internal finishes are generally painted brick or stone to the external walls, and plastered or system 

clad internal wall linings. The plaster linings to external walls have been removed at some point. 

Ceilings are a combination of plasterboard and down stand beam encasements. Services throughout 

are generally service mounted with some wall recessed electrical switches and sockets. 

5.11 The internal areas serving the property are generally dated and commensurate with its conversion in 

the 1980s and the construction dates of phasing of the building. 

5.12 An asbestos survey has yet to be carried out. There appears to rigid board asbestos in the basement. 

5.13 The property will require ongoing maintenance due to its general age. Aspects of upgrading the fabric 

would assist its thermal efficiency including reinstating internal linings to external walls and replacing 

window units with slim line double glazing and adding insulation to the roof. 

 

Condition 

Roof  

5.14 The covering and construction build-up of the roof has not been inspected. Trusses that are visible on 

the top floor appear sound but will need to be assessed by a qualified structural engineer. There is 

evidence of water ingress inside the building, particular to walls adjacent the lift shaft enclosure. This 

is likely to be due to slipped, damaged or missing slates, and to localised failure of guttering to the 

roof and flashings at valley junctions. The extent of failure to the roof covering is unknown but if the 

roof covering is fully removed as part of remedial works, thermal upgrading will be required. 

5.15 The lower level roof was inspected from nearby upper floor windows in the main building. There are 

damaged and slipped slates visible. The wired glass is cracked in areas and there is debris in the 

gutters. The flashings will require closer inspection. There is poor access for maintenance. 

Consideration should be given to improving access or increasing gutter size to reduce the likelihood 

of them becoming blocked. 

Rainwater goods  

5.16 The rainwater goods are combination of new and old down pipe fittings of cast iron (to the front 

elevation) and uPVC to the rear where these are visible to inspect. The main building roof gutter sits 

on a stone corbel with stone brackets to the side and rear of the building and the same detail 

continues along the eaves of the lift shaft roof. To the front elevation the gutter is concealed. Visible 



27 
 

RIBA Stage 1 Report: Bradford Resource Centre   

gutters appear to be metal ogee gutters. There is water staining and algal growth on the lift shaft 

indicating that the stepped gutter here has failed. To the front elevation the down pipe to the north end 

is leaking at its joints and at minimum its bottom section needs replacing. The down pipe to the south 

end is missing its bottom section. There is evidence of corrosion and full replacement of these 

elements on a like for like basis should be allowed for. 

External Elevations 

5.17 The stone masonry to the front elevation is generally in good condition other than water marking to 

down pipe and gutter position locations. There is some delamination to the midlevel cornice top 

surface. Ashlar blocks have been damaged locally where power cables have been routed. The visible 

side elevation has a number of blocked openings in coursed stone walling. There are infilled holes, 

patched with brick. Large masonry blocks are evident at second floor level where the building has 

been historically extended upward. There are areas of masonry on the side elevation that require 

repointing. Other areas were inaccessible to inspect. 

5.18 There is staining to the wall caused by the close proximity to the side elevation of a deciduous multi 

stemmed tree. Consideration should be given to removing this. 

External doors and windows 

5.19 The external main entrance door should be replaced. The front elevation final exit door (viewed 

internally only) is damaged and should be replaced. The side elevation fire escape door has a letter 

box inserted in it and should be replaced. 

5.20 There is evidence of rot to some timber windows internally and externally. Paint finishes are in poor 

repair and mastic and glazing putty have failed in areas. The first floor windows to the front façade are 

all fixed and the spaces behind will need to considered in relation to background and purge ventilation 

for the building. 

Building structure 

5.21 The building is constructed using traditional techniques. The cast iron columns and column heads at 

upper floors appear to be sound but will need to be inspected as part of the structural survey. They 

are paint decorated but it is unknown whether they are fire protected with intumescent paint. The 

beams are encased and will need to be inspected structurally. At ground floor the cross walls of the 

original passage way have had large openings cut into them. Some areas in the basement where it is 

anticipated the structural load is transferred are inaccessible and will need to be accessible for 

inspection by a structural engineer. 

Basement 

5.22 The basement appears generally sound and dry with only localised areas of damp to the original 

masonry walls. A record check for radon should be made for the local area. A makeshift bund has 

been created in the plant room exposing an earth/ash floor. 
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Floors 

5.23  Some upper floors are uneven to the northern end of the building. These will need further inspection 

by a structural engineer to identify the underlying cause. At ground floor, areas of suspended floor in 

the kitchen area to the front of the building are spongy. There is likely to a lack of sufficient ventilation 

in the void between the original blocked upper passageway entrance level and the new floor. 

5.23 Floor finishes at all levels show signs of degradation and staining. Section of carpet tiles are missing 

at upper level; vinyl sheeting is torn, areas of the ground floor are patched with checker plate. 

Internal walls, partitions and doors 

5.24 Internal walls are a mixture of load bearing masonry and lightweight construction with a variety of 

finishes including painted plasterboard, plasterwork, painted brick and stone, and a proprietary 

partitioning system. They are generally dated and scuffed. In several locations there are service 

penetrations and construction gaps, particularly compromising the integrity of escape stair enclosures. 

Some services are redundant and will require removing and holes making good with follow on 

remedial work. 

5.25 Internal doors are generally solid core with vision panels, and dated. Damage to doors and door 

frame are evident in some locations, some through forced entry. Door closers where fitted are 

inconsistent in their operation. There are generally intumescent seals on fire doors, however they 

appear to have been painted over and will need replacing. A full audit of doors and door furniture will 

be required if the intention is to retain these. 

Finishes 

5.26 The finishes in the property are generally poor and would benefit from extensive refurbishment. 

Staircases and lift 

5.27 The staircases serving the property are a steel construction with open treads and are generally in 

good condition. They lack contrasting nosings and would benefit from redecoration. 

5.28 The lift is out of service. A commentary on recommissioning it is provided by others. 

Sanitary Fittings 

5.29 Generally the sanitary fittings look serviceable but require extensive cleaning. The operation of taps, 

flush mechanisms etc., is unknown. Some layouts will need to be reconfigured to meet accessible 

standards. 

Building Services 

5.30 The building is serviced with mains water, electricity and gas. There is a dated boiler in the basement 

plant room which will require replacement (as per report by others, which includes descriptions of the 

current heating system). 



29 
 

RIBA Stage 1 Report: Bradford Resource Centre   

5.31 The fire control system requires replacing (see report by others). 

5.32 There are various electrical installations throughout the building. These require inspection and where 

retained, safety checking, by others. 

5.32 We recommend legionella testing is carried out on the building’s water supply subject to further input 

from a services engineer on the retention or redesign of existing service installations. 

Commentary 

5.33 The building requires refurbishment works to ensure it is fire compliant and fit for purpose. 

Refurbishment will need to be carried out in consultation with the local planning authority and relevant 

permissions obtained where any alterations might affect the heritage significance of the listed 

building. The building is of solid construction and generally sound after several previous building 

alterations. With careful refurbishment and ongoing maintenance it is capable of being repurposed as 

a Creative Hub. 
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6.0 Recommendations 

6.01 This section sets outs a recommended approach to proposed refurbishment works to 17-21 Chapel 

Street based on preliminary assessments of the heritage significance, accessibility and access 

arrangements, and the current condition of the existing building. A preliminary layout and schedule of 

areas is provided in Appendix 3. 

6.02 The building is currently in a state of disrepair and it is likely that to bring it back into beneficial use as 

a multi-use hub for creative workspace it will need an approach that combines repairs to the building 

envelope, thermal performance upgrades, the renewal and partial replacement of mechanical and 

electrical equipment, including lift repairs and a new boiler or heat pump system, the strip out of 

internal finishes as necessary and some internal reorganisation of the building’s circulation strategy 

and internal spaces to suit both the proposed uses and management of the building and to enhance 

the integrity of the existing means of escape. 

6.03 Within the proposed work there is an opportunity to provide a number of conservation repairs to 

preserve and enhance the external building fabric. There is also an opportunity to reuse the original 

central carriage way entrance as the new main entrance to the building, with the double advantage of 

giving the new creative hub greater physical presence on the street and enhancing the heritage 

significance of the historic building by making its original form and principal elevation (as a school and 

after its first conversion) more legible. 

6.04 By reopening the street frontage, the ground floor uses and organisation of space can be made more 

flexible for a range of public facing uses, either as ancillary uses to the function of the building as a 

whole, or for future discrete tenancies with a public facing function. This could be achieved relatively 

simply by providing a new entrance foyer and access control system to create a segregable ground 

floor suite incorporating the single storey volume to the rear of the building. This could operate 

independently with extended hours via the current entrance from the car park, or as part of day time 

activities using the new street entrance, offering flexibility to programme a range of daytime and 

evening events subject to relevant permissions and licences without interrupting the use of the 

building by other upper floor tenants. 

6.05 With a new entrance in place there is also an opportunity to redesign the adjacent car park land with 

the agreement of its other users. By providing only limited drop off space and disabled parking bays it 

could be used more effectively as a break out space or pocket garden /courtyard for both premises, 

making a better contribution to the Little Germany conservation area and the setting of adjacent listed 

buildings. Providing an adequate accessible drop of area is provided, the location is already 

sustainable from a transport perspective and there is street parking close by. 
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Repairs 

6.06 Repairs to the building are likely to include works to the main roof and repairs and upgrading to the 

roof of the single storey building to the rear. Main roof repairs will be subject to further investigation 

identifying the sources of obvious water ingress on the top floor of building, and an inspection of 

flashings, with broken and missing tiles and flashings to be replaced as necessary. If it is necessary 

for the roof covering to be removed, thermal upgrading to this element will be required. The roof 

structure should be inspected as part of a Stage 2 structural survey of the whole building by a 

qualified structural engineer. 

6.07 Repairs to the single storey building roof covering to replace broken and missing tiles should be 

undertaken, as well as improvement works to the gutters to increase size and provide better 

maintenance access, particularly to the party wall abutment. Areas of safety glazing require 

replacement. A thermal upgrade should also be considered. 

6.08 Rainwater goods require refurbishment and replacement as appropriate. 

6.09 There are limited external masonry repairs, subject to more detailed inspection. 

6.09 Timber window throughout the building should be repaired or replaced as necessary, matching the 

existing profile and fenestration pattern (see separate report by Bradford Woodworkers). The windows 

to the front façade at first floor are currently all fixed lights. For ventilation to this space, these should 

be replaced, as per other floors that currently alternate as fixed light and opening light windows. The 

option for thermal upgrading with slim line double glazing should be considered as part of stage 2 

design work. Basement lights require redesign to incorporate security measures, ventilation and 

smoke outlets, subject to heritage consents. 

6.10 The historic gates should be repaired and conserved. 

6.11 The lift requires refurbishment and recommissioning. A separate quote by ACE indicates 

recommissioning is economic, but further checks are required to confirm to what extent a 

refurbishment option meets current accessibility expectations. 

 

Upgrading 

6.12 It is anticipated that the existing boiler will be replaced with a new boiler to the plant room or an 

alternative heat source provided (e.g. air source heat pumps installed above the single storey 

building) as per the separate mechanical services report. All redundant services should be stripped 

out and a new riser strategy developed to service each existing floor level. This is likely to be 

preferable to retaining existing service runs due to the extensive fire stopping required. A shell and 

core strategy for servicing will allow a service infrastructure to be installed and capped off ready for 

servicing individual tenanted floors or spaces with the advantage that works for future tenants do not 

disrupt existing tenants. 
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6.13 It is anticipated that existing finishes to floors and ceilings will require stripping out, as well as 

degraded partitioning at upper floors and any redundant room enclosures in the basement. 

6.14 Further investigation of the beam and column encasements to each floor is required, with new linings 

provided as appropriate. 

6.15 The current acoustic separation between floors and retained walls in the main building needs 

assessing, and an appropriate performance level for acoustic separation between proposed uses and 

spaces should be agreed within the limitations of the existing fabric. The acoustic performance of the 

proposed event space at ground floor will require upgrading with works to the existing party wall to 5 

Cater Street. 

6.16 The integrity of existing protected staircases should be assessed with remedial works as appropriate. 

Improvements to the means of escape strategy are recommended including stopping one staircase at 

ground floor, providing protected lobbies / corridors to the lift shaft and to each staircase at basement 

and above ground floors (other than the top floor) with refuge locations to be identified as part of 

these alterations. The fire control system is outdated and needs recommissioning (see separate 

report). It would be preferable to install a new fully addressable system. 

6.17 New office partitions as appropriate to suit tenant requirements and new linings internally to external 

walls incorporating thermal improvements to be instated as part of the phasing strategy for the 

building. Shell works to be considered as part of a phasing strategy in conjunction with client priorities, 

for example timing of completion of shell and fit out works of shared / event space within the 

refurbishment programme. 

6.18 New finishes to floors, walls and soffits (as necessary) to be provided throughout as required.  

6.19 Existing doors to be assessed throughout, with new door sets provided as required as part of 

adjustments to circulation layout and office fit outs. 

6.20 Works at ground floor will include a new platform lift and ambulant stairs as part of the new half level 

entrance area configuration, preceded by the removal of the existing suspended floor and window 

screen in this location. An inspection of non-accessed areas in the basement and the assumed void 

space above the carriage entrance way is required as part of stage 2 works. Existing wall openings in 

the entrance foyer to be blocked in as required. 

6.21 WC upgrades to create standard accessible layouts required throughout. It may be advantageous to 

reconfigure the toilet layout at ground floor to reduce space requirements here. Tea points at upper 

levels as appropriate. 

6.22  A ventilation strategy for new spaces / uses at basement level will need to be developed with the 

possible option to introduce vertical ducts through to roof level of the single storey building. 

6.23 A new access control and security alarm installation is required. 

6.24  External works to car park to include ramped entrance repairs. 
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Building Uses 

6.25 The exact nature of the works will depend on the development of the brief at RIBA stage 2 and the 

approach taken in determining whether the event space is ancillary to the managed workspace 

building or whether a change of use is part of the planning application process to create facilities 

intended primarily for use by the public or to provide separately tenanted independent spaces for 

retail / café bar etc. purposes. If publicly accessed spaces are at upper floor levels or basement (e.g. 

the first floor is a performance space rather than a rehearsal space) then the design development in 

relation to building regulations requirements and fire strategy will be different to the current 

assumption of the main use of the building as creative offices and co-working spaces. 

6.26  The preliminary building organisation has been developed around a provisional use diagram of 

workspaces to the second and third floors, a rehearsal area (managed workspace) to the first floor, 

entrance foyer, management suite and segregable public facing areas at ground floor, and further 

lettable workspaces and workshops / shared facilities at basement level. 

 

Phasing and budgetary considerations 

6.27 An assumed sequence of works is: an internal strip out and external building envelope repairs and 

thermal upgrades including new window installation; core works including lift refurbishment, 

mechanical and electrical installations, reconfiguration of circulation spaces and ground floor layout, 

new fire protection measures, WC upgrades; fit out upper floors, floor by floor as required. 

6.28 A building management system providing subdivision of services controls is recommended for 

flexibility. 

6.29 The fit out of ground floor public areas and the basement programmed to suit tenants / revenue 

options. 

6.30 With budgetary considerations in mind, the priority will be to establish a sound weathertight building, 

complete the installation of core services (M&E, lift, WCs etc.) to allow for future use and flexibility and 

to minimise disturbance for future tenants as part of phasing of work, and make necessary changes to 

circulation spaces to suit the new entrance and updated fire strategy. 

6.31 High cost items will need to be established early during Stage 2 although these are likely to be works 

to the roof, lift, new services installations and the entrance foyer building works to inform design 

development with the input of a cost consultant. 
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7.0 Actions 

7.01 To progress the project at stage 2 further investigations and information from other parties is required. 

7.02 Investigations to be instructed include: 

Structural Survey to assess structural condition, floor loading capacities etc. 

Asbestos and other deleterious materials survey 

Check on existing acoustic separation between floors 

Access to currently inaccessible (locked) basement room to check structure 

7.03 Archive retrieval of previous approved planning application from the local planning authority will 

support assumptions made about twentieth century development phases (relevant to heritage 

assessment). 

7.04 Utilities data search to check network capacity and to identify know installations in and around the 

site. 

7.05 Legal advice input is required on the split title to confirm the ownership / beneficial use of the single 

storey building forming the current entrance to 17 -21 Chapel Street. The status and limitation of any 

extant restrictive covenants need to be assessed in relation to proposed uses. 

7.06 Any specific requirements from funding bodies will need to be reviewed. 

7.07 Market testing of lettable space and client cost appraisal and business plan will inform design 

development, scope of works and phasing strategy. 

7.08 A planning policy check should be conducted and requirements for LPA applications for planning and 

Listed Building Consent confirmed. Further assessment of use class to be done in conjunction with 

brief development for public facing spaces. 

7.09 Further understanding of client attitude to capital outlay and operational costs to establish parameters 

to deep or light retrofit in strategic areas of building; client approach to building management, shell 

and fit out and phasing approach to inform design development. 

7.10 A stage 2 project design team will need to be appointed, including a cost consultant, structural 

engineer, services consultant, architect; and responsibilities outlined in relation to CDM and the 

Building Safety Act. 
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Appendix 1 

Photographs of existing building 
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North and west elevations; rear single storey building 

 

Single storey roof 

 

  

Blocked opening on east façade; water staining 

 

Missing rainwater goods 

 

  

Infilled openings on north façade; large blocks re-

used; tree positioned close to building 

 

Original gates with infill construction behind 
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Delamination on front elevation 

 

Localised damage to stone cills 

  

Final exit door to front elevation 

 

Final exit door with blocked letterbox 

 

 

Main entrance 

 

Reproduction fixed window at first floor 
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Timber decay to windows on front elevation 

 

Timber decay to windows on rear elevation 

  

Roof trusses to third floor 

 

Cast iron column and block capital 

  

Cast iron column and beam Trusses to single storey building 
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Water ingress at eaves 

 

Water ingress adjacent lift 

 

 

Water ingress in stairwell 

 

Internal drainage from roof to single storey building 

 

 

Lift Larger openings cut into original walls 
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Lack of fire protection integrity to stair enclosure 

 

Service penetrations 

  

Service penetrations 

 

Service penetrations 

  

Service penetrations Plant room 

 

  

Plant room floor at basement Ducting at basement 
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Appendix 2 

Survey drawings 
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Appendix 3 

i) Schedule of areas 

ii) Preliminary circulation and use diagrams 
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