Development Management Report
Committee Application

Summary

Committee Meeting Date: 16 October 2018

Application ID: LA04/2017/2811/F and
LAQ04/2017/2783/DCA

Proposal:

Demolition of existing building and erection of
16 storey residential building comprising 90
units (30 x one bed and 60 x two bed),
ancillary ground floor uses including
management suite, café, servicing
(refuse/recycling/cycle storage/general
storage), plant room, substation and
associated public realm works.

Location:
81-87 Academy Street & 2-6 Exchange Street
Belfast BT1 2LS

Referral Route: Major Application

Recommendation: Approval

Applicant Name and Address:
Lacuna Academy Street Ltd

74A High Street

Holywood

BT18 9AE

Agent Name and Address:
Turley

Hamilton House

3 Joy Street

Belfast

BT2 8LE

Executive Summary:

This application seeks planning permission for demolition of existing vacant three storey building
on the site (under accompanying application LA04/2017/2783/DCA) and erection of 16 storey
residential building comprising 90 units (30 x one bed and 60 x two bed), ancillary ground floor
uses including management suite, café, servicing (refuse/recycling/cycle storage/general
storage), plant room, substation and associated public realm works.

The key issues in the assessment of the proposal are as follows:

- Principle of a tall building on the site
- Design

- Demolition within the Cathedral Quarter Conservation Area

- Impact on Built Heritage

- Impact on character and appearance of Cathedral Quarter Conservation Area
- Acceptability of Residential Use at this location

- Amenity Space Provision

- Acceptability of Ground floor Café
- Traffic and Parking

- Impact on Amenity

- Impact on Historic Monuments

- Flooding

- Pre-application Community Consultation

- Waste Management

- Air Quality

- Economic Benefits

- Developer Contributions

The site is located within the Cathedral Conservation Area as designated in the Belfast Urban
Area Plan and in the Draft Belfast Metropolitan Area Plan 2014.
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Representations
A total of 7 letters of support and 2 letters of objection have been received. Issues raised include
the following:

- Lack of parking and impact on traffic flow

- 16 storey building will be overbearing and out of keeping with a 3 storey context

- Aluminium cladding out of keeping with area

- Impact on setting of listed buildings

- Proposal will prejudice development of adjacent site

- Impact of construction works on adjacent building

All matters have been fully considered in Section 7 of the attached case officer report.

The existing building does not make a positive contribution to the character of the conservation
area and thus its demolition is acceptable. The proposal has been amended to address concerns
in terms of height, scale and design, and is now considered to represent a positive contribution in
what is an area of the Cathedral Conservation Area currently defined by surface level car parks
and dereliction.

The site lies within the northern part of the city centre, which is arguably the most poorly defined
in terms of land use and built form. In many ways this is an opportunity site, with the application
presenting an opportunity to replace a derelict three storey building and adjoining surface level
car park with a piece of high quality architecture that tips a hat to the more positive traditional
elements of architecture in the area and creates a unique, landmark building.

The build-to-rent scheme will be unique to Belfast and will create a new form of residential
accommodation in the city centre whereby elements of the hospitality industry such as concierges
will be mixed with communal areas, cafes and a managed residential space with long term
tenancies.

This mix of residential and retail uses will add to the diversity of the city centre and compliment
the nearby University of Ulster whilst driving the much needed regeneration of this area and
increasing the rates base that can be used for wider investment.

Consultees & Environmental Matters

Environmental Health and DAERA Waste Management Unit has no objections to the
development and have provided Conditions - No unacceptable risks to human/ environmental
receptors have been identified.

DFC Historic Environment Division — Objection

DFI Roads — Objection to no car parking

Rivers Agency — No objection

Belfast city Airport — No objection

Building Control — No objection

Recommendation

Having had regard to the extant development plan, the draft development plan, relevant planning
policies, planning approvals in the area, economic benefits and other material considerations the

proposed development is considered on balance acceptable.

It is recommended that delegated authority is given to the Director of Planning and Building
Control to grant planning permission with conditions, subject to clarification of the consultation
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response from Dfl Roads and satisfactory amendments to the design of the public realm
enhancements.

Signature(s):
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Case Officer Report

Site Location Plan
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1.0

Description of Proposed Development

The proposal is a 16 storey building on the site of an existing 3 storey building and
surface level car park. The proposed building is approximately 54m high with a 4 storey
projection (approximately 16.5m high and 5m deep) onto Academy Street. The building
will house a total of 90 one and two bedroom apartments located off a central stair and lift
core. A café will be located to ground floor and will provide a frontage onto Academy
Street and Exchange Street.

Access to the building will be via two entrances, with the main entrance fronting onto
Academy Street and the other fronting onto Hector Street. Cycle storage will be
accommodated internally in the north wing of the building and accessed via Hector
Street. Refuse and bicycle storage will also be accessed off Hector Street.

No car parking is proposed. 36 secure cycle parking spaces will be accommodated on-
site.

In terms of finishes, light grey brick vertical masonry piers/ columns with glazing, and
bronze aluminium horizontal strips between floors occupying the recesses, define the
eastern and western elevations. The southern elevation is slightly different in that the
vertical columns are narrower and a vertical bronze aluminium rainscreen panel is
introduced beside the windows in each of the recesses. The northern elevation is similar
in terms of the vertical brick columns but no glazing is proposed, instead the bronze
aluminium rainscreen occupies the entirety of the recessed areas, apart from external
balconies on each side of the top three floors.

2.0

Description of Site

A three storey derelict building is located in the northern half of the site with the southern
half occupied by a surface level car park. The existing building is faced in red brick with
horizontal strip windows broken by recessed columns.

The site currently provides approximately 600sgm of office/ showroom space within
vacant building and 7 car parking spaces.

Planning Assessment of Policy and other Material Considerations

3.0
3.1

3.2

3.3

Planning History

LA04/2017/2783/DCA - Demolition of existing building to facilitate redevelopment of site
for a residential building. Current associated application seeking consent to demolish
building on site.

Z/2004/2997/F — Erection of a five storey office building. 81-87 Academy Street.
Permission granted 29 Sep 2006

Z/2012/0361/F - New university campus in Belfast City Centre. Development of 3 no.
new buildings (Block A, Block B and Block C) with total floor area (gross external) of
85736 sgm. The maximum height of the buildings is 12 storeys at corner of Frederick
Street and York Street. The development will be characterised by 2 no. lantern features
at the corners of York Street and Donegall Street and York Street and Great Patrick
Street. Public realm improvements to York Lane and in proximity to university buildings.
Demolition of existing footbridge and development of new footbridge over York Street.
Minor works to the existing Block 82 external facades. York Street / Frederick Street /
Great Patrick Street. Permission granted 16 May 2013.
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3.4

3.5

3.6

3.7

3.8

3.9

3.10

3.11

3.12

Z/2013/0802/0 and 2013/A0124 (planning appeal) — Redevelopment of site to provide a
14-storey building comprising replacement Public House, replacement bookmakers and

office above. 48 to 50 Great Victoria Street and 12-18 Amelia Street. Permission granted
by Planning Appeals Commission 04 Feb 2015.

Z/2014/1657/F — Erection of 11 storey building (34.5m high) comprising a retail unit at
ground floor level, 475 managed student accommodation (with communal living rooms
kitchen), associated reception/office facility, other ancillary accommodation including
landscaped courtyard, plant and storage areas, car parking and cycle provision. Site at
28-30 Great Patrick Street. Permission granted 20 May 2016.

LA04/2015/0141/0O — Proposed 9 storey office building including ground floor car parking.
Site adjacent to 14 Little Patrick St. and opposite 23-33 Little York Street. Permission
granted 03 Oct 2016.

Z/2015/0177/F — Demolition of the existing building and erection of a 12 storey mixed use
building with a ground floor retail unit, 407 managed student accommodation rooms (with
communal living rooms, kitchens), associated reception/office facility, gym other ancillary
accommodation above the development also includes a landscaped courtyard, plant and
storage areas, car parking, cycle provision and solar PV array. 1230137 York Street.
Permission granted 11 Oct 2016.

LA04/2015/0184/F - Belfast Streets ahead-phase 3. Public realm/ environmental
improvement project to improve streetscape and create flexible public spaces through the
provision of high quality natural stone paving, street furniture, trees, lighting and soft
landscaping. Stopping up of a section of Library Street to create Library Square. Stopping
up of a section of Academy Street to extend Cathedral Gardens. Royal Avenue, York
Street (part), Frederick Street, Great Patrick Street (part), York Lane, Library Street
(part), Little Donegall Street (part), Academy Street, Talbot Street, Curtis Street, Clarkes
Lane, Exchange Street West & Cathedral Gardens. Permission granted 19 Nov 2015.

LA04/2016/1213/RM - Demolition of existing buildings and erection of 11 storey building
comprising of 3 no. ground floor retail units, 307 studios for use as purpose built
managed student accommodation with associated communal and amenity facilities,
including gym and all associated site and access works. 48-52 York street. Permission
granted 02 Oct 2017.

LA04/2016/1252/F — Purpose built managed student accommodation (774 beds).
Maximum height of 12 storeys. Site bounded by Little York Street Great George's Street
and Nelson Street Belfast. Permission granted 23 Jan 2017.

LA04/2016/2385/F - Amendment to planning permission Z/2015/0138/F to develop
purpose built managed student accommodation comprising 717 beds with shared
communal areas, 2 No. retail units at ground floor level; two landscaped courtyards; other
ancillary accommodation including a reception/management suite and communal areas;
plant and storage areas, and car parking and cycle provision. 81-107 York Street Belfast.
Permission granted 26 Jun 2017.

LA04/2017/0119/F - Belfast Streets Ahead-Phase 3. Public realm/environmental
improvement project Provision of stone paving, street furniture, trees, lighting, and soft
landscaping. Frederick Street, Great Patrick Street and Exchange Street West.
Permission granted 20 Sep 2017.
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3.13

LA04/2017/2306/F - Development of purpose built managed student accommodation
comprising up to 430 beds with internal and external communal areas. 26-44 Little
Patrick Street Belfast. Permission granted 29 Mar 2018.

4.0

Policy Framework

4.1

Belfast Urban Area Plan 2001

Draft Belfast Metropolitan Area Plan 2015

Public Local Inquiry into Objections to the Belfast Metropolitan Area Plan 2015 Part 2
‘Report on Belfast City Council Area’

4.2

Regional Development Strategy

Strategic Planning Policy Statement for Northern Ireland

Planning Policy Statement 3 - Access, Movement and Parking

Planning Policy Statement 6 - Planning, Archaeology and the Built Heritage
Planning Policy Statement 7 — Quality Residential Environments

Planning Policy Statement 8 — Sport and Outdoor Recreation

Planning Policy Statement 13 — Transportation and Land Use

Planning Policy Statement 15 — Planning and Flood Risk

Development Control Advice Note 4 — Restaurants, Cafes and Fast Food Outlets

5.0

Statutory Consultees

Transport NI — Objection

HED Historic Buildings Unit — Objection

HED Historic Monuments Unit — Await comment
DAERA Water Management Unit — No objection
Rivers Agency — No objection

Belfast City Airport — No objection

6.0

Non-Statutory Consultees
Environmental Health BCC — No objection

7.0

Representations
2 letters of objection to date and 7 letters of support received
The following issues were raised in the letters of objection:

- No evidence that parking demand can be met within reasonable distance of the
site. Proposal would prejudice road safety and inconvenience the flow of traffic.

- A Framework Travel Plan submitted in support of the application states that
‘The site is well served by sustainable modes of transport, such as walking,
cycling and public transport (rail, metro, coach, taxi), and is within a very
short walking distance to the Great Victoria Street Transport interchange.
The site is located approximately 100m walking distance to Dunbar Link &
York Street bus stops and 850m walking distance from York Street Rail
Station........ and approximately 1.4 km from the Great Victoria Street Bus
and Rail Station’. The Travel Plan points to a number of key public transport
interchanges/ hubs located within 1200m walking distance of the site.
Awaiting conclusive DFI Roads comments on additional supporting
information highlighting accessibility of site.

- The 16 storey building will be viewed in a 3 storey context and would be out of
character.

- The issue of height in the built context and character shall be discussed in
detail below.

- Aluminium cladding does not reflect the character of the buildings in the area.

- Materials and finishes shall be discussed in detail below.

- The proposal would harm the setting of the listed building (Education and Library
Board building)

- The potential impact on listed buildings in the area shall be discussed in
more detail below.
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- The proposal will prejudice the future development of adjacent site.

- There are no windows on the north facing elevation to adjacent eye clinic
site. Thus the development potential should not be unduly affected in terms
of impacting the amenity of perspective residents. It would limit the location
of windows on any new development on the site, but there is still the
potential to have an outlook on three sides.

- Impact of vibrations and construction work on adjoining property.

- Environmental Health have not raised any objections in terms of the
potential impact from the construction phase on adjacent properties.
However a Piling Risk Assessment will be required prior to any
development on the site to ensure adequate protection of all environmental
receptors.

- Overbearing and out of keeping with St. Anne’s quarter.

- This issue will be discussed in detail below.

8.0 Other Material Considerations
Cathedral Conservation Area guidance document
The Belfast Agenda
The City Centre Regeneration and Investment Strategy (CCRIS) (2015)

9.0 Assessment

9.1 The key issues in the assessment of the proposed development include:

- Principle of a tall building on the site
- Design
- Demolition within the Cathedral Quarter Conservation Area
- Impact on Built Heritage
- Impact on character and appearance of Cathedral Quarter Conservation Area
- Acceptability of Residential Use at this location
- Amenity Space Provision
- Acceptability of Ground floor Café
- Traffic and Parking
- Impact on Amenity
- Impact on Historic Monuments
- Flooding
- Pre-application Community Consultation
- Waste Management
- Air Quality
- Economic Benefits
- Developer Contributions
Principle of a tall building on the site

9.2 Following the recent Court of Appeal decision on Belfast Metropolitan Area Plan, the
extant development plan is now the Belfast Urban Area Plan. However, given the stage
at which the Draft BMAP had reached pre-adoption through a period of independent
examination, the policies within the Draft BMAP still carry weight and are a material
consideration in the determination of planning applications. The weight to be afforded is a
matter of judgement for the decision maker. The weight to be attached to policies in
emerging plans will depend upon the stage of plan preparation or review, increasing as
successive stages are reached.

93 Given the advanced stage that BMAP 2015 reached (i.e. pre-adoption following a period
of independent examination), and that the main areas of contention were policies relating
to Sprucefield Shopping Centre, BMAP 2015 is considered to hold significant weight.

94 In the Belfast Urban Area Plan 2001 the site is located on unzoned whiteland. In the

earlier version of Draft Belfast Metropolitan Area Plan (2004) the southern part of the site
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9.5

9.6

9.7

9.8

9.9

9.10

9.11

9.12

9.13

which fronts onto Exchange Street, is located within a development opportunity site
(CCO042). In the latest version of draft BMAP (2014) (the version published post Public
Enquiry and purported to be adopted) the site is unzoned whiteland.

The site is also within the City Centre boundary and within the Cathedral Quarter
Conservation Area as designated in the BUAP and draft BMAP (both pre-enquiry and
adopted versions) and within the main office area (CC009) in the earlier version of
dBMAP (2004). Planning Policy Statement 6 therefore applies, and is discussed in detalil
later.

BUAP
Policy CC12 — High Buildings
The Policy seeks to ensure that new high buildings:
- do not mar or dominate the surrounding hills or the scale of attractive Belfast
Views
- relate sympathetically in design to the urban structure of the City
- relates sympathetically to their immediate surroundings
- relate sympathetically to buildings or groups of buildings of architectural and
historic interest

These criteria are addressed in further detail below when discussing the potential impact
on listed buildings, the Cathedral Conservation Area and how the proposal sits within its
context.

Draft BMAP (2004 and 2014 versions)
In the earlier version of draft BMAP (2004 ) the southern part of the site, fronting onto
Exchange Street, is located within a development opportunity site (CC042).

Policy SETT5 (draft BMAP 2004) relates to development proposals within development
opportunity sites. This Policy refers to the Key Site Requirements for the various
Development Opportunity Sites as set out below.

A key site requirement is set out for the development opportunity site:

‘Access arrangements shall be agreed with Roads Service, DRD (now DFI Roads).
Detailed consultation with Roads Service, DRD shall be required to identify any
necessary improvements to the road network/ public transport/ transportation measures
in the area, to facilitate development of the site. A Transport Assessment (TA) may be
required to identify such improvements’. Roads and Transportation issues shall be
discussed in more detail below under Traffic and Parking.

The site is located within the Scotch and Cathedral Quarters Character Area as
designated in the original version of the draft Belfast Metropolitan Area Plan (2004) and
also within the latest version of BMAP (2014) (CC010 and CCO013 respectively). This sets
out a number of urban design criteria for the area and criteria specific to the area. There
are two general criterion that affect the site:
- The density of development in the area shall be maintained and increased, where
appropriate, through high site coverage and high plot ratio (including residential);
- Development proposals shall take account of the height of adjoining buildings.

Given the inner urban grain the density as proposed, albeit high on what is a restricted
footprint, would not be unacceptable. In terms of the height of the adjoining buildings this
will be discussed in more detail below under prevailing planning policy.

There are no site specific criteria which affect the proposal however there are three
further criteria which apply throughout the Character Area:
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9.14

9.15

9.16

9.17

9.18

9.19

9.20

9.21

- New development shall respect the established building line. Exceptions may only
be permitted where development creates significant public open space.

- Building heights shall be a minimum of 3 storeys and a maximum of 4 storeys, or
5 storeys with use of set-back, articulated roof forms reinforcing traditional
character. Consistent cornice lines should be respected;

- Development shall be fine grain in nature, and aim to reflect traditional plot widths.
The facade of larger development proposals shall be broken up visually to reflect
the scale of traditional units — subdivision of block into 4 to 2 buildings.

The proposed building has a height of approximately 54m and is 16 storeys high. This
goes well beyond the maximum 5 storeys in the dBMAP urban design criteria detailed
above. There will be a more detailed discussion below about the principle of a tall

building on this site (Under PPS6 and PPS7) which will take in wider factors such as
buildings heights in an emerging and changing setting, with the construction of the new
University Campus and adjacent student housing blocks, as well as emerging Belfast City
Council objectives such as increasing levels of city centre living in line with the Belfast
Agenda and The City Centre Regeneration and Investment Strategy.

Objections to Designations and Development Opportunity Sites in Draft BMAP
Objections to Designation CC009 — Main Office Area

In their report on the Public Local Enquiry into Objections to the BMAP 2015 The
Planning Appeals Commission (PAC) concluded that there was no need for a main office
area in Belfast and offices should be allowed throughout the defined City Centre in the
Plan.

There were a number of general objections to all Character Areas and in particular to
specific design criteria. The PAC concluded that in general the design criteria were
merited and basic expectations of responsive urban design within a City Centre context.

5 objections were received in relation to the Scotch and Cathedral Quarters Character
Area. None of these objections relate directly or indirectly to the site of the proposal.

In terms of the Development Opportunity site (CC042), within which part of the proposed
site is located, The PAC noted that this was one of a group of sites which had been
redeveloped and as such there was no need for this zoning in the Plan (BMAP 2015).

Prematurity to the emerging BMAP and Local Development Plan

As a result of the aforementioned Judicial Review (para 9.2) the pre-adopted version of
BMAP 2015 is an emerging plan. This has led to a scenario where Belfast now has two
emerging Area Plans, the draft BMAP and the Draft Local Development Plan Strategy. In
light of this any planning decision made at the moment has the potential to be premature
to these two emerging plans.

For example such a course of action would be appropriate where development
proposals, either individually or cumulatively:

- would prejudice the ability of the emerging new or replacement development plan
to achieve or retain general conformity with the RDS; or

- would prejudice the outcome of the plan process by predetermining decisions that
ought properly to be taken following full consideration of the relevant issues in the
context of a public inquiry.

Where a plan is at the draft plan stage but no objections have been lodged to relevant
proposals then considerable weight should be attached to those proposals because of
the strong possibility that they will be adopted and replace those in the existing plan. It is
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9.22

9.23

9.24

9.25

9.26

therefore logical to assume that given there were no specific objections to the maximum
5 storey height criteria for the Scotch and Cathedral Quarter Character Area that it would
be adopted as such, and indeed was, in the version of BMAP purported to be adopted.
The Planning Appeals Commission have provided some clarity as to whether the granting
of a one off building higher than the height prescribed in the Urban Design Criteria for a
particular Character Area would be in any way premature or prejudice the delivery of the
emerging plan objectives. On Page 9 of their report on the ‘Public Local Inquiry Into
Objections to BMAP 2015’ they address Objection 2014/1, which sought the removal of
height restrictions to 9 storeys under the ‘Elsewhere’ section in the Commercial District
Character Area, which impacted the BIFHE site on Brunswick Street, the PAC noted that
the site had received planning approval with a maximum height condition of 70m/ 17
storeys, 8 storeys higher than the design criterion. The PAC went on to acknowledge that
the height restrictions cover a wider area within the Character Area and did not consider
that these should be removed in their entirety due to one individual planning
approval. With this logic in mind, it can be stated that the granting of a single building on
the application site, albeit 11 storeys higher than the urban design criteria for the Scotch
and Cathedral Quarter Character Area, should not result in a change to the emerging
Plan.

In terms of the emerging Local Development Plan the argument is more straight forward.
Where an LDP is at the consultation stage with no early prospect of submission for
examination, then refusal on prematurity grounds would be seldom justified.

Design

The proposal has been assessed against paragraphs 4.23-4.29 of the SPPS. The design
is contemporary with a modern take on the typical vertical proportions of buildings of a
similar scale in the City Centre. The red bricked and bronze tone aluminium finishes
reflect the tones that are common within the more established buildings in the area and
also the newly constructed student accommodation to the north of the site. The design,
and in particular the scale, shall be considered in more detail below. The vertical
emphasis created by the strong vertical columns is reflective of the historic architecture
with the introduction of the aluminium panels reducing the level of glazing yet ensuring
the solid: void ratio is more reflective of the traditional built stock in the city centre, and
buildings such as the listed Education and Library Board Building to the other side of
Academy Street. The finishes are also similar in nature to that of the newly constructed
student block to the north of the site, and similar blocks approved on in the area.

Demolition within Cathedral Quarter Conservation Area

The proposal has been assessed against Policy BH14 of PPS6. The existing building has
little in the way of architectural merit and is not one of the better examples of the
Cathedral Conservation Area’s essential character, therefore making no material
contribution to the character or appearance of the area. Demolition is therefore
acceptable in principle, subject to an adequate replacement scheme. The consent to
demolish has been sought separately under application LA04/2017/2783/DCA.

Impact on Built Heritage

Historic Environment Division (HED) has been consulted to consider whether the
proposal affects HB26/5/067 The Cathedral Church of St Anne, Donegall Street, Belfast
Grade A and HB26/50/318 Belfast Education & Library Board, 40-62 Academy Street,
Belfast a Grade B2 listed buildings of special architectural or historic interest as set out in
Section 80 and protected under the Planning Act (NI) 2011.

HED considers that the proposal as presented still fails to satisfy paragraph 6.12
Development proposals impacting on Setting of Listed Buildings of SPPS and with
respect to Policy BH11 ‘Development affecting the Setting of a Listed Building’ of PPS6.
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9.27

9.28

9.29

9.30

9.31

9.32

In their latest response (4" October 2018) HED have confirmed that they have no issue
with a modern response to the historic environment, nor with a larger building. However
they feel the proposal is out of keeping with the context and character of the setting and
both the listed building’s relationship with their setting and the detailed design is out of
keeping with the listed building in terms of scale, form, massing and proportions.

The listed building that will arguably be most affected by the proposal is that of the
Belfast Education and Library Board Building to the other side of Academy Street, some
12m west of the site. The proposal is approximately 37m higher than the main roofline of
this three storey listed structure, and approximately 25m higher than the peak of its spire.

However, the wider context must be considered before forming any conclusive opinions
on scale, with the more recent development in the area changing how one appreciates
and experiences the area and in particular the ELB building. Namely the new student
accommodation buildings approximately 55m North of the site to the other side of Dunbar
Link, and the University of Ulster Building approximately 100m North-West of the site.
The new student block (28-30 Great Patrick Street) has a ridge height of approximately
35m, with the new University block having a ridge height of approximately 42m. With the
proposed building approximately 54m high, one can see how it would add to the diversity
of the built form in the area and mirror the trend for what is a more high rise group of
buildings emerging in this part of the city centre.

This brings one onto the impact that this new building will have on the setting of the two
key listed buildings mentioned in paragraph 9.26 above. There is no doubt a 54m high
sixteen storey building will have a material impact on the setting of any building within
close proximity of the site. The key consideration in Policy BH11 is that ‘the detailed
design respects the listed building in terms of scale, height, massing and alignment’. The
mix of old and new is what characterises this area and although the proposal is of a
considerable scale its form is such that it provides an architectural acknowledgement to
the nearest listed building, the ELB building, with its strong vertical emphasis and the four
storey projection onto Academy Street tying in with the shoulder height of this building.
This projection addresses the adjacent street, from where the listed structure is arguably
experienced to a greater extent than from the more distant and fleeting views from the
south in the area around St. Anne’s Cathedral and the views from the north along
Frederick Street and Great Patrick Street, a major through road along the edge of the city
centre, and picks up on a contextual cue of a building in the local context. There is
however this key issue of scale. This is where the wider context must be considered as a
‘setting’ of the listed buildings, both the ELB Building and St. Anne’s. This will be
discussed further below.

The overall 'setting' of these two listed structures has changed dramatically over recent
years, and indeed months. As opposed to what would have been a traditional much lower
streetscape, particularly in the more southern parts of the Cathedral Quarter closer to the
city centre, the introduction of high-rise contemporary buildings has transformed the built
context on what is a peripheral location (within the city centre) and one defined as much
by the large contemporary buildings fronting onto the Frederick Street and Great Patrick
Street to the north, as the low rise, poorer quality buildings and surface level car parks
that prevail in the vicinity of the site itself.

In terms of the overall impact of the proposal on the setting of th