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1. Introduction 
 

1.1 This Heritage Statement has been prepared by Paul Butler Associates Ltd on behalf of 

Halliday Meecham.  The statement has been provided in support of a planning application 

relating to Castlegate Apartments, Chester Road, Manchester, M15 4QG.  The proposals are 

remediation and associated works required to remove and replace external materials which 

have been found to be combustible. The materials to be replaced with non-combustible 

materials include composite and timber cladding,  

 

1.2 The site is located within the Castlefield Conservation Area but is not listed.  There are a 

number of listed buildings in proximity to the site.  

 

Structure of the Statement 

  

1.3 In order to provide a clear understanding of the proposed scheme and its relationship with 

the surrounding area, this statement includes: 

 

▪ A description of the application site and surrounding area; 

▪ An overview of the proposals;  

▪ A review of the relevant national and local planning and heritage policy guidance; and, 

▪ An assessment of significance of heritage assets and an appraisal of the proposal 

against its planning and heritage policy context. 
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2. The Application Site and Surrounding Area 
 
 
2.1 The application site relates to an existing residential development located at Castlegate 

Apartments, Chester Road, Manchester, M15 4QG.  The site is located in the Castlefield area 

of the city centre and is bounded by Chester Road to the south, the Bridgewater Canal 

towpath and Castlefield Basin to the north, Castle Quay to the west and a medium rise 

residential development (reference 113870/FO/2016) which is currently under construction 

to the east.  

 

 

 

 

 

2.2 The application site comprises a residential development consisting of 84 apartments, 

together with associated car parking. The building is understood to have been constructed 

in 2003.  Due a change in ground levels across the site, the building is seven storeys above a 

basement on the Castlefield basin elevation, and is six storeys above the basement level on 

the Chester Road elevation.   

Figure 2.1: Aerial view of the application site (outline red). 
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2.3 The building façade is constructed using a range of materials including red brick, red natural 

sandstone cladding, white reconstituted stone blocks (forticrete), ACM cladding, timber 

cladding, aluminium frame windows, timber decking to the balconies and glass balustrades.  

 

 

 

 

 

 

 

 

Figure 2.2: View of the application building showing the change in 

levels across the site. 

 

Figure 2.3: View of the application building from Chester Road. 
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2.4 The application site is located within the Castlefield Conservation Area, and lies within  

proximity to various listed assets. The surrounding area is mixed use in nature. 

 

  

Figure 2.4: View of the application building across the canal basin 

from Castle Street. 
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3. The Proposal 

 

3.1 The application is submitted for remediation works to be carried out to the residential 

development at Castlegate Apartments, Chester Road, Manchester, M15 4QG. The 

proposals are for the removal of external materials which have been found to be 

combustible, and for their replacement with non-combustible materials.  

 

3.2 The proposed approach is to replace the red natural sandstone cladding with new 

sandstone to match the existing and to remove and re-instate red bricks and white 

reconstituted stone blocks, to allow for the installation of cavity barriers. 

 

3.3 The existing combustible aluminium composite material cladding will be removed to enable 

the removal of the combustible insulation behind and the safe installation of non-

combustible materials for fire stopping and fire performances.  The cladding will be replaced 

with powder coated aluminium cassettes to match the existing appearance, size, profile 

and spacing.  

 

3.4 Timber cladding to the elevations will be removed and replaced with an A2 fire rated 

Rockwood timber cladding to comply with fire safety standards. Timber decking to 

balconies will also be removed and replaced with an A2 fire rated system, consisting of 

20mm fibre cement planks, to match the appearance of the existing. 

 

3.5 The proposed replacement materials are broadly similar in appearance to the existing, and 

therefore there will be no material affect to the appearance of the building. The building 

will benefit from an enhanced performance in the event of a fire.  

 

3.6 A full description of the proposals is provided within the submitted Design and Access 

Statement prepared by Halliday Meecham Architects.  
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4. National and Local Planning and Conservation Policy  
 

National Planning Policy Guidance 

The Development Plan 

4.1 Section 38 (6) of the Town and Country Planning Act 2004 states that applications for 

development should be determined in accordance with the adopted development plan 

unless material considerations indicate otherwise.  In the case of Manchester City Council 

the adopted development plan consists of the Core Strategy (adopted 2012) and the saved 

policies of the Unitary Development Plan.  Due consideration in the determination of the 

application will also need to be afforded to national policies in the National Planning Policy 

Framework (NPPF) which represents a significant material consideration. The provisions of 

these documents are discussed in detail below. 

 

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

 

4.2 Section 69(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 as 

amended defines a conservation area as ‘an area of special architectural or historic 

interest, the character or appearance of which it is desirable to preserve or enhance’.  The 

site lies within the Castlefield Conservation Area. 

 

4.3 In considering any development affecting the Castlefield Area, special attention will be 

given to the desirability of preserving or enhancing the character or appearance of the 

area (Section 72, Planning [Listed Buildings and Conservation Areas] Act 1990 as amended). 

 

National Planning Policy Framework (NPPF) 

 

4.4 Detailed guidance about the legislation and the Government's planning policies is given in 

the National Planning Policy Framework (NPPF).  A revised version of the NPPF was published 

in July 2021, superseding the 2019 version. The NPPF continues to be a key part of reforms to 

make the planning system less complex and more accessible; to protect the environment; 

and to promote sustainable growth.  It replaces all previous Planning Policy Guidance and 
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is a material consideration in planning decisions.  Relevant sections of the NPPF are set out 

below: 

 

4.5 Section 2 ‘Achieving sustainable development’ of the NPPF (July, 2021) advises that: 

 

Para. 7.  ‘The purpose of the planning system is to contribute to the achievement of 

sustainable development.  At a very high level, the objective of sustainable development 

can be summarised as meeting the needs of the present without compromising the ability 

of future generations to meet their own needs.’ 

 

Para. 8.  ‘Achieving sustainable development means that the planning system has three 

overarching objectives, which are interdependent and need to be pursued in mutually 

supportive ways (so that opportunities can be taken to secure net gains across each of the 

different objectives): 

a) an economic objective – to help build a strong, responsive and competitive 

economy, by ensuring that sufficient land of the right types is available in the right places 

and at the right time to support growth, innovation and improved productivity; and by 

identifying and coordinating the provision of infrastructure; 

b) a social objective – to support strong, vibrant and healthy communities, by ensuring 

that a sufficient number and range of homes can be provided to meet the needs of 

present and future generations; and by fostering well-designed, beautiful and safe 

places, with accessible services and open spaces that reflect current and future needs 

and support communities’ health, social and cultural well-being; and 

c) an environmental objective – to protect and enhance our natural, built and historic 

environment; including making effective use of land, improving, using natural resources 

prudently, minimising waste and pollution, and mitigating and adapting to climate 

change, including moving to a low carbon economy’. 

 

Para. 9. ‘These objectives should be delivered through the preparation and implementation 

of plans and the application of the policies in this Framework; they are not criteria against 

which every decision can or should be judged.  Planning policies and decisions should play 

an active role in guiding development towards sustainable solutions, but in doing so should 
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take local circumstances into account, to reflect the character, needs and opportunities of 

each area’. 

 

Para 10. ‘So that sustainable development is pursued in a positive way, at the heart of the 

Framework is a presumption in favour of sustainable development’. 

 

4.6 Section 4 ‘Decision-making’ of the NPPF (July, 2021) advises that: 

 

Para. 38. ‘Local planning authorities should approach decisions on proposed development 

in a positive and creative way.  They should use the full range of planning tools available, 

including brownfield registers and permission in principle, and work proactively with 

applicants to secure developments that will improve the economic, social and 

environmental conditions of the area.  Decision-makers at every level should seek to 

approve applications for sustainable development where possible’. 

 

4.7 Section 12 ‘Achieving Well Designed Places’ of the NPPF (July, 2021) advises that: 

 

Para. 127.  ‘Planning policies and decisions should ensure that developments: 

a) will function well and add to the overall quality of the area, not just for the short term but 

over the lifetime of the development; 

b) are visually attractive as a result of good architecture, layout and appropriate and 

effective landscaping; 

c) are sympathetic to local character and history, including the surrounding built 

environment and landscape setting, while not preventing or discouraging appropriate 

innovation or change; 

d) establish or maintain a strong sense of place, using the arrangement of streets, spaces, 

building types and materials to create attractive, welcoming and distinctive places to live, 

work and visit; and 

f) create places that are safe, inclusive and accessible and which promote health and well-

being, with a high standard of amenity for existing and future users; and where crime and 

disorder, and the fear of crime, do not undermine the quality of life or community cohesion 

and resilience’. 
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4.8 Section 16 ‘Conserving and enhancing the historic environment’ of the NPPF (July, 2021)  

deals with conservation and heritage matters:  

 

4.9 Para. 194 advises that ‘In determining applications, local planning authorities should require 

an applicant to describe the significance of any heritage assets affected, including any 

contribution made by their setting’. 

 

4.10 Para. 195 advises that ‘Local planning authorities should identify and assess the particular 

significance of any heritage asset that may be affected by a proposal (including by 

development affecting the setting of a heritage asset) taking account of the available 

evidence and any necessary expertise.  They should take this assessment into account when 

considering the impact of a proposal on a heritage asset, to avoid or minimise conflict 

between the heritage asset’s conservation and any aspect of the proposal’. 

 

4.11 Para. 197 advises that ‘In determining applications, local planning authorities should take 

account of: a) the desirability of sustaining and enhancing the significance of heritage assets 

and putting them to viable uses consistent with their conservation; b) the positive 

contribution that conservation of heritage assets can make to sustainable communities 

including their economic vitality; and c) the desirability of new development making a 

positive contribution to local character and distinctiveness’. 

 

4.12 Para. 199 advises that ‘When considering the impact of a proposed development on the 

significance of a designated heritage asset, great weight should be given to the asset’s 

conservation (and the more important the asset, the greater the weight should be). This is 

irrespective of whether any potential harm amounts to substantial harm, total loss or less than 

substantial harm to its significance’. 

 

4.13 Para. 200 advises that ‘Any harm to, or loss of, the significance of a designated heritage 

asset (from its alteration or destruction, or from development within its setting), should require 

clear and convincing justification.  Substantial harm to or loss of a) grade II listed buildings, 

or grade II registered parks or gardens, should be exceptional; b) assets of the highest 
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significance, notably scheduled monuments, protected wreck sites, registered battlefields, 

grade I and II* listed buildings, grade I and II* registered parks and gardens, and World 

Heritage Sites, should be wholly exceptional’.  

 

4.14 Para. 201 advises that ’Where a proposed development will lead to substantial harm to (or 

total loss of significance of) a designated heritage asset, local planning authorities should 

refuse consent, unless it can be demonstrated that the substantial harm or total loss is 

necessary to achieve substantial public benefits that outweigh that harm or loss’.   

 

4.15 Para. 202 advises that ‘Where a development proposal will lead to less than substantial harm 

to the significance of a designated heritage asset, this harm should be weighed against the 

public benefits of the proposal including, where appropriate, securing its optimum viable 

use’. 

 

4.16 Para. 207 confirms that ‘Not all elements of a Conservation Area or World Heritage Site will 

necessarily contribute to its significance.’ 

 

National Planning Practice Guidance (NPPG) 

 

4.17 With regard to assessing substantial harm, National Planning Practice Guidance advises: 

‘Whether a proposal causes substantial harm will be a judgment for the decision taker, 

having regard to the circumstances of the case and the policy in the National Planning 

Policy Framework.  In general terms, substantial harm is a high test, so it may not arise in many 

cases.  For example, in determining whether works to a listed building constitute substantial 

harm, an important consideration would be whether the adverse impact seriously affects a 

key element of its special architectural or historic interest.  It is the degree of harm to the 

asset’s significance rather than the scale of the development that is to be assessed.  The 

harm may arise from works to the asset or from development within its setting.’ (Paragraph: 

017 Reference ID: 18a-017-20140306). 
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Historic England Guidance 

 

4.18 Historic England has published guidance to assist with the management of the historic 

environment.  This assessment has been prepared having regard to the following Historic 

England Guidance. 

 

Historic England Advice Note 2:  Making Changes to Heritage Assets 

 

4.19 Published in February 2016, this advice note illustrates the application of the policies set out 

in the NPPF in determining applications for planning permission (and also listed building 

consent).   

 

Historic Environment Good Practice Advice 2: ‘Managing Significance in Decision-Taking in 

the Historic Environment’ 

 

4.20 This document was published in March 2015 and provides advice to local authorities, 

planning and other consultants, owners, applicants and other interested parties.  It sets out 

practical guidance to assist interested parties in making an assessment of the impact of 

proposals on the significance of heritage assets. 

 

Historic England Advice Note 3: ‘The Setting of Heritage Assets (2nd Edition)’ 

 

4.21 Published in December 2017, this document sets out guidance on managing change within 

the setting of heritage assets, including historic buildings, sites, areas and landscapes.  

Building on the historic environment provisions of national planning policy, this document 

provides advice on the definition of ‘setting’ before setting out key principles for assessing 

the implications of development proposals on the settings of heritage assets. 

 

Historic England: ‘Conservation Principles Policies and Guidance’ 

 

4.22 This Guidance was published by Historic England (then English Heritage) in April 2008. The 

document is designed to provide a logical approach to making decisions and offering 
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guidance on all aspects of England's historic environment. Guidance is provided on 

understanding heritage values (evidential, historical, aesthetic, and communal), and 

assessing heritage significance. 

 

Historic England Advice Note 12: Statements of Heritage Significance: Analysing Significance 

in Heritage Assets 

 

4.23 This Guidance was publishedin October 2019 and covers the National Planning Policy 

Framework requirement for applicants for heritage and other consents to describe heritage 

significance to help local planning authorities to make decisions on the impact of proposals 

for change to heritage assets. 

 

Local Planning Policy Guidance 

 

Manchester Core Strategy Development Plan 

 

4.24 Manchester's Local Development Framework Core Strategy Development Plan Document 

was adopted on 11th July 2012.  Relevant policies are set out below:  

▪ Policy DM 1 ‘Development Management’ sets out various issues that development 

should have regard to. Amongst other things, these include: appropriate siting, layout, 

scale, form, massing, materials and detail; impact on the surrounding areas; and effects 

on amenity. 

▪ Policy CC 9 ‘Design and Heritage’ which states that development in Manchester City 

Centre should preserve or enhance the heritage assets that have been identified, 

including listed buildings and conservation areas. 

▪ Policy EN 1 ‘Design Principles and Strategic Character Areas’ which states that 

developers will be expected to consider the City’s heritage and continue the rich 

pattern of activity in the core area. 

▪ Policy EN 3 ‘Heritage’ states that new developments must be designed so as to support 

the Council in preserving or, where possible, enhancing the historic environment, the 
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character, setting and accessibility of areas and buildings of acknowledged 

importance, including scheduled ancient monuments, listed buildings, registered parks 

and gardens, conservation areas and archaeological remains. 

 

Manchester Unitary Development Plan (UDP) Saved Policies 

 

4.25 The Manchester Unitary Plan is part of the adopted development plan for the area and is 

one of the key decision making documents regarding the site.  The Plan was produced 

under a now-superseded system of development planning and its extant policies are 

‘saved’, which means they will continue to be used for development control purposes.  The 

key policies of relevance are set out below: 

▪ DC18.1 ‘Conservation Areas’ states that the Council will seek to preserve and enhance 

the character of designated conservation areas. 

▪ DC19 ‘Listed Buildings’ states that the Council will have regard to the desirability of 

securing the retention, restoration, maintenance and continued use of such buildings. 
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5. Significance Statement and Appraisal 

 

5.1 In accordance with the NPPF and English Heritage’s ‘The Setting of Heritage Assets’ 

guidance document, this section assesses the heritage significance of the application site 

and heritage assets including their settings – in proximity to the site.  This follows a site visit 

and photographic survey. 

 

5.2 The application site is located within the Castlefield Conservation Area, and in proximity to 

various listed buildings. In identifying a zone of influence when considering the proposed 

works, the listed buildings identified below include those which fall within a 120m radius of 

the site. This statement will therefore provide an assessment of the significance of the 

following heritage assets: 

 

▪ Castlefield Conservation Area; 

▪ Middle Warehouse, At Former Castlefield Goods Yard (Grade II, ref:1208653); 

▪ Bridegwater Canal Officer (Grade II, ref:1283068); and 

▪ Merchants Warehouse (Grade II, ref: 1197778). 

 

 

Statement of Significance 

 

The Castlefield Conservation Area 

 

 

5.3 The application site is located within the Castlefield Conservation Area adjacent to the south 

eastern boundary.  This conservation area was originally designated in 1979 (and extended 

in 1985 to include Hulme Junction Lock) due to its historic links with Manchester’s Roman 

origins and the city’s later eighteenth, nineteenth and twentieth century industrial expansion. 
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5.4 The Castlefield area has a long and rich history having developed from the Roman period 

onwards.  Significant changes took place in the 1700s when Manchester expanded as a 

market and manufacturing town.  In 1761 the Bridgewater Canal was cut to link Manchester 

with coal mines at Worsley.   In 1794 the Rochdale Canal was linked to the Bridgewater 

Canal providing an east/west and north/south transportation network.  Castlefield lay at the 

hub of this network and became an increasingly important industrial location.   

 

5.5 The Castlefield area has evolved over many years and the elevated railway viaducts, canals 

and rivers create a multi-level environment.  It has a mixture of buildings from small scale 

houses to large warehouses and modern buildings.  There are a variety of building materials, 

which tend to be urban and industrial in character.   

 

 

 

 

Figure 5.1: Map of Castlefield Conservation Area (red boundary) and listed buildings (blue line) in relation 

to the application site (orange arrow).  
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Listed Buildings 

5.6 The Historic England map below shows the location of listed assets (identified by blue 

triangles) in proximity to the site. 

 

 

 

5.7 The assets within an 120m radius of the site are discussed below.  

Bridgewater Canal Offices (Grade II) 

 

 

Figure 5.2: Historic England map showing listed assets (blue triangles) in relation to the application site.  

Figure 5.3: Photograph of Bridgewater Canal 

Offices.  
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5.8 The Bridgewater Canal Offices lie opposite the site on Chester Road.  The building which 

was listed in October 1974, was constructed in around 1800 as the Officers’ Mess of the 

Manchester Regiment (Ref: 1283068), subsequently offices, now vacant. The listing notes a 

red brick two storey building with sandstone dressings and slate roof.  The building which has 

an ‘L-plan’ form has been constructed in Georgian style, and had been designed to 

resemble 2 symmetrical 5 bay houses, each with a 3-bay pedimented centre breaking 

forwards very slightly. The building is therefore of ten bays, rendered plinth, 12 pane sashed 

windows with flat arched heads. The building has two chimneys either side of ridge, and a 

single storey 1-bay extension at the left end which has a moulded stone doorcase. The rear 

fronting Crown Street to west is also noted as having sashed windows in arched reveals, and 

2 arched doorways.  

 

5.9 Due to its age, the Listed Building pre-dates the industrial expansion of this part of the City. 

 

Middle Warehouse at former Castlefield Goods Yard (Grade II) 

 

 

 

5.10 The Listed Warehouse (Ref: 1208653) was constructed between 1828-31 and listed on 5 June 

1990. It is a red brick five storey canal warehouse with sandstone dressings, with concealed 

roof. The building’s large rectangular plan is noted, as are the loading slots ‘altered as 

windows’.  The Listing states that the building is ‘dominated by a giant segmental blank arch 

containing a pair of segmental arched shipping holes, with a low sandstone pier in the 

Figure 5.4: Photograph of Middle Warehouse. 
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centre and responds at the sides.  The listing states that the ‘rear has windows similar to those 

at front’. 

 

5.11 The listing notes that this canal warehouse was unoccupied at time of survey. The remains 

of the loading hoists visible within shipping holes are noted, as is the similarity between the 

building and the former Duke’s grain warehouse on Bridgewater Canal, Liverpool, built 1811. 

The listing also identifies the building as a ‘Very prominent feature of site, enhanced by 

restoration of basin leading to shipping hole.’  Since the building’s listing was produced, it 

has been converted for residential use and is known as ‘Castle Quay’.  The listing notes full 

height fire escapes added to both ends of the building, which appear to have been 

removed during its refurbishment. 

Merchants Warehouse (Grade: II) 

 

 

 

5.12 Merchants Warehouse (Ref: 1197778) is a former canal warehouse which served 

Bridgewater Canal terminus and is dated as having been built in 1823. The building is 

constructed in brown brick in English garden wall-bond with sandstone dressings and slate 

roof.  The west façade is noted as 4 storeys (east façade 3 storeys) with a symmetrical 

window arrangement separated by former loading slots.  The Listing notes an ‘1823’ 

inscription above the two semi-circular arched shipping holes. The listing notes that the 

building was ‘altered, fire damaged, and derelict when surveyed’ also noting features such 

Figure 5.35: Photograph of Merchants Warehouse.  



 

 

 

 

 

 

 

Halliday Meecham Architects 

Heritage Statement 

21 

August 2021 

Paul  

 

Butler  

 

Associates 

 
Development  Heritage  Planning,      &  Consultants 

as the ‘4 surviving 3 stage loading slots (only partly bricked up) but the top floor of the 

northern half and its roof are missing’.  

 

5.13 The building has been listed since June 1988, and was restored and converted to offices 

during the early 21st century. The listing also notes that whilst the interior was not inspected, 

it was reported to have timber beams, and the remains of winding gear in roof. The listing 

identifies the asset as a ‘Distinctive feature of Bridgewater Canal terminus site, of 

considerable historical interest.’ 

 

Heritage Appraisal 

 

5.14 The proposed remediation works to be undertaken will utilise replacement materials which 

have broadly the same appearance as the existing. Replacement materials will be similar in 

appearance in terms of colour, texture, scale, profile and spacing. The proposals will 

therefore have no material affect on the appearance of the building. In turn there will be 

no impact on the character or appearance of the Conservation Area, nor will there be  any 

impact upon the setting of nearby listed buildings.  

 

5.15 Overall, it is concluded that the proposed remedial works will have a neutral impact on the 

heritage significance of the Castlefield Conservation Area and nearby listed assets. In 

summary, the design of the scheme will maintain a high quality, and the proposals will fully 

accord with the provisions of the NPPF; saved policies DC18 and DC19; and, policies CC9, 

EN1, and EN3 of the Manchester Core Strategy.   
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6.   Conclusion 

 

6.1 This Heritage Statement has been prepared to support a planning application for works to 

replace combustible external materials to resolve fire safety issues associated with the 

existing development at Castlegate Apartments, Chester Road, Manchester, M15 4QG 

 

6.2 This statement has provided a statement of heritage assets which could have been 

impacted by the proposed remediation works, and also appraised any potential impact 

upon these assets.  The proposals have also been assessed as being acceptable from a 

design and heritage perspective, largely since the proposals will use materials of a similar 

appearance and not result in any material change the appearance of the existing 

building.  

 

6.3 Overall, the proposals are in accordance with saved policies DC18 and DC19; policies 

CC9, EN1, and EN3 of the Manchester Core Strategy; and, Section 12 and 16 of the NPPF. 

 

 

 


