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HERITAGE STATEMENT IN ORDER TO ACCOMPANY APPLICATIONS, 

21/00036/FUL & 21/00037/LBC 

   

CHANGE OF USE FROM C1; BOUTIQUE STYLE HOTEL TO C3 & C4 

RESIDENTIAL DWELLINGS (ASSOCIATED SUBDIVISION); 107 

ST. ALDATES, OXFORD  

 

Introduction to site/ building/ background:  

107 St. Aldates is building in the City Centre and one of the city’s designated 

Conservation Areas that has a small frontage but its footprint goes back a long way with 

parts above and behind other retail units. Parts of the building date back to the 15th 

Century. It is situated in-between the St. Aldates Tavern and Trail finders. Two doors 

down going out of town the impressive Post Office Building and two doors up into town, 

St. Aldates Chambers the Planning Offices. There is rear access to 107 St. Aldates off 

New Inn Yard. The underpass between the pub and Planning Offices as can be seen 

above; New Inn Yard being owned by Merton college. 001 Taxis operate off New Inn 

Yard which can be found at the back of number 107.  

The building itself is very interesting. The front facade dates back to the early 19th 

Century. The shop front dates back to the early 20th Century. The rear part adjacent to 

number 108, 001 Taxis is believed to be the oldest dating back to the 15th Century. 

There is also a first floor steel conservatory adjacent to New Inn Yard that probably 

dates back to the 1930s. A detailed report has been written about its history as part of 

the Oxfordshire Buildings Record O.B.R. 224. A copy of this has also been submitted as 

accompanying information to this application.  

As of April 2017, the building has been designated as Grade II listed. There are certain 

elements that are excluded from the listing, namely the mid section. It appears the 

listing relates mainly to some of the interior original features such as fireplaces and the 

frontage. Details of the listing can be found on the `Historic England’ website: 

https://historicengland.org.uk/listing/the-list/list-entry/1445689 

A pdf copy of this is being provided as part of this as part of the application. 

https://historicengland.org.uk/listing/the-list/list-entry/1445689
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Proposed works:  

Works proposed are minimal and relate mainly to changes to the modern partitions and 

ceilings that were fitted in 2015. To summarize the changes: There are no changes 

proposed to the Ground Floor. To the first floor, the following changes would be proposed 

on an apartment by apartment basis.  

To Apartment 1, a kitchen would be added to what is currently labeled as room 1 on 

107:STA:SU12. No walls or ceilings will need to be removed. The extractor will share the 

ducting that provides as extractor to the ensuite in that room. This goes to a vented slate 

on the roof that was fitted in 2015. A 100mm diameter hole will be required to the 

plasterboarded ceiling that was fitted in 2015 and this ducting would run above the 

ceiling within a void space. 

The kitchen units will be fitted to a blank wall currently where the headboard to the bed 

is situated. Apartment 1 is the apartment with the most features, including fireplaces and 

the spiral staircase. All of these historical features will remain untouched. There will be 

no changes required to the second floor rooms.  

To Apartment 2, All the rooms and their ensuites remain as existing. No walls or ceilings 

are to be affected by the changes. The only change proposed is the fitting of a kitchen to 

the flat roofed communal conservatory as per 107:STA:SU12. In the area proposed for 

the kitchen there are already some units and a coffee making machine and sink. The 

extractor would be ducted to a vent on the modern flat roof. No changes are required to 

the older 1930s facades of the conservatory itself. It’s appearance will not be altered in 

any way. 

To Apartment 3, the modern stud partition between the corridor and room 7 as shown on 

107:STA:SU12 is to be removed, so too is a small section of modern stud partition 

between the current room 7 and ensuite of room 6. A kitchen is to be fitted within room 

7 and the extractor simply reuses the ducting that is already present for the ensuite that 

the kitchen replaces. So no holes will be required to the modern ceilings. Finally one of 

the bedroom doors and linings that was installed in 2015 moves position. This gets used 

as the apartment entrance door. There is a sprinkler system already installed and the 

partitions are already providing adequate levels of sound proofing. 

To summerize all changes proposed are minor and affect only fabric that had been 

installed in 2015. All the original structures including roof timbers remain in place. There 

are no original ceilings of lath and plaster etc. left as the building was altered significantly 

in recent years internally prior to its listing. The listing relates mainly to the facade, few 
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remaining interior original features in the front section and conservatory. None of these 

are being touched. The drawings summerize the changes discussed above.  

 

Heritage Assets to be affected by the proposed conversion into apartments:  

No heritage assets are to be affected by the proposed works. The conversion primarily 

relates to a few ensuites being exchanged for kitchens whereby the drainage is already 

in place and extraction ducts can be reused. One modern partition is to be removed 

within the rear apartment. This partition was erected in 2015. Timbers that form as a 

part of the roof construction remain throughout. The fire places, hearths, spiral 

staircase, front facade, shop front and conservatory all remain intact as does the slate 

roof. No new tile vents are required. All the services are already present. 

Historical importance of each asset:  

As explained above the areas affected are not considered as assets. The Listing makes 

itself clear that many parts of the building do not form a part of the listing. There are 

some assets within Apartment 1 including a hearth to the top floor and the spiral 

staircase. These will not be affected. As works are fairly minimal the assets that there 

are having been restored in 2015 will not be impacted by any building works that take 

place. Access to the affected areas is clear access via. Modern staircases only. 

 

Impact upon each asset:  

 

The modern partition, furnishings and sanitary ware that are being removed 

are not assets hence they can be removed without there being any impact. 

The shop front is considered to be an asset. Access will be required via. The 

frontage to gain access to what will become Apartment 1. Works are 

minimal and will not require anything within the entrance area to be 

dismantled, therefore impact upon the shop front will be minimal. The 

conservatory is also considered to be an asset. There are already some 

freestanding units in place providing work surface, a sink and coffee 

machine and fridge. A free standing cooker will be provided. This will not 

affect the structure in any way of the conservatory. As such any impact 

upon the conservatory will be minimal. 
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Mitigation:  

 

Proposed works are minor in nature as the restoration works have already taken place and 

the partitions are already in place. The recent partition walls have been built to a superior 

standard and as such there is already adequate compartmentation. Kitchens require 

drainage but they are either adjacent to existing bathrooms, replacing them or there are 

already sinks/ drainage connections in place. As with any maintenance work that takes 

place, the fabric of the building surrounding structures will be protected as necessary. 

Deliveries of any items will be carefully administered such that there is no damage to any 

of the assets or assets that surround. During the works, our clients will ensure that any 

delivery trucks etc. are either guided by banksmen especially when reversing or that 

deliveries are made on the main road without the necessity to enter New Inn Yard. 

 

Summary:  

 

The proposed change of use from 10 rooms and some communal spaces to 3 apartments 

requires only a minimal amount of change. It only affects fabric of the recent 2015 

conversion and building works. In no way will it affect any of the heritage assets that are 

described within the Listing. Its change of use into a viable usage will in the longer term 

ensure that the building’s heritage and its assets are protected. At present the Hotel is no 

longer viable as a business venture and as such the building is at risk of suffering neglect. 

Having had so much care gone in in order to restore in 2015 it would be a real loss if it 

were to end up remaining unoccupied for too much longer.  

DIGBY ARCHITECTURAL, JANUARY 2021  


