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22/00332/FUL  Bulk Road and Parliament Street: 

Strong objection 

Lancaster Civic Vision wishes to record its strong objections to this application on the following 

grounds: 

Student accommodation.  The Society takes the position that no further Purpose Built Student 
Accommodation is currently required. The Market Analysis accompanying this application may 
reflect national trends but in no way mirrors the local position, where anecdotal evidence exists 
showing that saturation point has already been reached. Cheaper rentals continue to appeal to 
student families on low incomes, as rooms in these areas can be found at around £80.00 per week. 
The new purpose-built developments with en-suite rooms are usually about £165.00 per week. 
There is likely to be a reduction in the numbers of Chinese students as their government is 
dissuading students from studying overseas. The current political situation is likely to make this 
market even more difficult. 

We understand that discussions are under way between the Planning Department and the two 

universities to assess the current position regarding off-campus accommodation and likely future 

needs. Consideration of this application should be deferred until the outcome of these discussions is 

made available.  ( 

We also draw attention to the comments submitted  by local NHS surgeries, the Fire and Rescue 

Services and  the reservations expressed by the University of Lancaster These are all indicators of the 

pressures being exerted locally on already over-stretched services.  

Planning context. We are aware of another planning application (20/00895/FUL) relating to the 

corner site between the two structures proposed in this application. We believe that it is essential 

that these applications should be considered in conjunction with one another. We would wish to see 

CGIs of the combined sites from every angle.  Piece-meal development of this unique location would 

be disastrous. 

Location and Design.  



The view onto the river and from the north of the river back towards the Ashton Memorial - is far 
too precious for a proposal of this size and bulk, and the proposed buildings are bland in the 
extreme. The height and size are the fundamental issues.  The Visual Impact Assessment (chapter 11 
in the Heritage Townscape Assessment) reveals just how unacceptable the location is for a 
development of this size and scale. There is no mention of the outward views from e.g the Ashton 
Memorial but the mock-up Fig 7 in Part 3 of the Visual Assessment shows how the block on 
Parliament Street would obscure most of the Ashton Memorial, when viewed from across the river. 
There is no mention of the view from the adjacent retail park, along Back Caton Road. The dark 
tunnel that will be created between Caton Court and the new block. is not considered at all. The 
relationship between the proposed two blocks and the existing Caton Court complex is not 
examined. 
 
Heritage. 
 
We are astounded that the applicants can judge that the development "would have a minor adverse 
impact on 38-42 Parliament Street (Grade II*) and 32 Parliament Street Grade (II), thus causing less 
than substantial harm. All other heritage assets were not considered to experience any harm as a 
result of the proposed development."  
 
We were dismayed by the content and tone of the archaeological desk-based assessment and the 
Heritage Townscape Assessment attached to the planning application. We note that contact was 
made with the County Historic Environment Record, but no specific data is quoted. Lancashire 
Archives and Lancaster Library were consulted. But there is no reference made to the 1:500 OS of 
1892. which is available free of charge on the National Library of Scotland website. 
 
The Listed Building texts are referenced, without comment about the current condition, despite a 
walk-over having been done. (Marble Works now restaurant; Toll House and Inn was disused at time 
of Listing description; both long-since repurposed, as the visual assessment photos show). The 
townscape assessment doesn't refer to any map sources between 1890 and 1957, which is odd since 
there are 1913, 1936, and 1939 1:2500 editions available on the NLS website. There are a lot of 
inconsistencies in the text overall. 
 
The Rope Walk. 
 
The 'ropery' gets mentioned in passing in the map regression, but not the shipbuilding industry in 
Lancaster or the Rope Walk's association with this, or its rarity. It is a tangible reminder of 
Lancaster’s maritime history. The Civic Society is urging the Conservation Officer to have this 
structure listed as a non-designated historic asset. We take issue with the comments in the 
“Significance” Section (page20)  
 
"The existing buildings on the site date from the mid-20th C onwards and are functional, utilitarian 
structures. They have no visual interest and are not in any way representative examples of good 
architecture of the period. Therefore, they do not have any architectural or historical interest; and no 
significance whatsoever. The now demolished 19th C buildings on this site functioned as workshops 
and warehouses for a timber yard, and later a joiner’s workshop. It is very likely that such buildings 
were built of impermanent materials, cheap construction techniques and had a utilitarian form and 
aesthetic. As single or two storey buildings, it is likely that they had shallow foundations."  
There has been no attempt whatsoever to discuss the Rope Walk, let alone assess its importance. A 
building's method of construction has nothing to do with its historic significance, it only affects how 
easy or difficult it is to conserve, and it is clear that the developer does not want any previous 
buildings to be retained. 



 
Mill Race. 
 
This should not be dismissed as merely "used as a sewer" during the Victorian period, which is at 
odds with an earlier statement that "The Mill Race, a culverted underground stream  which may date 
back to the Roman Period, cuts across the site and is indicated further north on this map". This is a 
historic feature which continues to arouse much local interest and even given rise recently to an arts 
project, designed to commemorate its importance to the emergence of the present-day street-scape 
alongside the river. 
 
In summary our strong objections to this application are based on:  
 

(a) Our belief that the proposals for yet more purpose-built student accommodation blocks 
are ill-conceived in the face of uncertain demand. 

(b) It is an inappropriate use of a prominent river-side location which deserves development 
more worthy than these undistinguished featureless structures. We call for a 
comprehensive approach which incorporates both the near-derelict sites on Bulk Road 
and the wide sweep of Parliament Street. This should be viewed as a single project, not 
as a piecemeal undertaking. This is as once-in-a-generation opportunity for establishing 
a range of notable buildings of outstanding design in a prominent location, avoiding the 
risk of permanent loss or damage to an important vista across the Lune, the city beyond, 
towards Williamson Park. 

(c) Important aspects of Lancaster’s heritage which impinge on the application have been 
overlooked or ignored. These require detailed attention in order that they may be 
preserved in situ or incorporated into any future designs. 

 

 
22/00621/LB 2 New Street Lancaster:  
 
Support 
 
The proposed conversion of the ground floor of the ex-Royal Bank of Scotland 
appears to be an excellent application. We welcome proposals for a new use for this significant 
building, and are very pleased to see accurate reference to the new research into the building 
history. Would that more developers / agents put as much thought into their applications as this. 
 
However, although we would wish to support Lancaster’s night-time economy, we do question 
whether the city centre can accommodate yet another food outlet. 
 
 

22/00551/FUL  Bowerham Hotel: 

Objection 

We believe that this proposal is completely inappropriate and we support the many objections from 
local residents. There is no evidence that Bowerham would benefit from these large new retail units. 
Large new stores like those proposed could put existing shops under unacceptable pressure. 
Although the proposed extension of parking provision would be welcomed, this should not be 
gained as a result of unwanted retail expansion. 
 



We are in agreement with the observations of the Conservation Team that any new development 
should “make a positive contribution to the surrounding townscape, and to contribute positively to 
the identity and character of the area through good design, having regard to local distinctiveness, 
appropriate siting, layout, orientation and scale.”  We believe the proposals fail to meet these 
criteria. 
 
We reiterate our comments in relation to earlier proposals for this site, 18/00729/FUL and 
18/01526/FUL namely that – 
 
A more appropriate use for the site would be for family housing,. It would be preferable to provide 

much-needed new homes that could diversify the house type in the immediate area. 

The need for additional retail space to serve the needs of the Bowerham community is also 

questionable, particularly when located opposite an existing large convenience store.   (29.07.18) 

It would be preferable to provide much-needed new homes that could diversify the house type in the 

immediate area. (08.01.19) 

 

22/00756/FUL 14 New Street: 

Support 

(This is a re-submission of our response to the earlier application - previously  21/01273/FUL & 
21/01274/LB  9.11. 2019) 

We believe that this application is to be applauded. There is very little external change when viewed 
from the street, and this brings a new dimension to the use pattern of New Street, a thoroughfare 
which has been in danger of decline. 

We support imaginative changes to empty shop premises whenever they occur if we are to avoid the 
long term slide into dereliction which have been observed in many shopping centres. 

Staircase windows are a feature in local vernacular architecture and we wish consideration to be 
given to the re-instatement of the blocked-up rear window in this listed building.  

Lancaster Civic Vision – 19th June 2022 

 

 

 

 


