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Dear Sir/Madam

101 Princess Street,Manchester
Application for Planning and Listed Building Consent Internal Fit-OutWorksto 3" and 4t Floors and Extemal
Alterations to 5" Floor

We have been instructed by the building owner, Standard Life Investments Property Holdings Limited (‘Standard
Life’), to submitan application for Planning and Listed Building Consent for internal fit-out works to the 3" and 4%
floorsand external alterations including the blocking-up of existing glazing and replacement plant to 5 floor at 101
Princess Street, Manchester (the ‘Site’).

An application has been submitted today via the Planning Portal (PP-09623646), which comprises the following
supporting information:

Planning Application Forms and Certificates;
Design and Access Statement;

Heritage Statement;
1213-03-LP-01BLocation Plan;
1213-03-LP-02 SitePlan;

3"Floor Plans:

o 1213-03-EX-01B 3rd Floor Existing Layout
1213-03-EX-02B 3rd Floor Existing Ceiling Layout
1213-03-EX-03B 3rd Floor Heritage Notes
1213-03-FL-01B 3rd Floor Proposed Finishes
1213-03-GA-01B 3rd Floor Proposed GA
1213-03-KT-01B3rdFloor Teapoint Layout
1213-03-PT-01B 3rd Floor Proposed Partition Layout
1213-03-WC-01C 3rd Floor Washroom Layout 1
1213-03-WC-02C 3rd Floor Washroom Layout 2
1213-03-WC-03B 3rdFloor Washroom Layout Disabled
1213-03-CL-01C 3rd Floor Proposed Ceiling Layout
1213-03-DS-01B 3rdFloor Door Schedule
3rd Floor Proposed Emergency Lighting Layout
3rd Floor Proposed Lighting Layout
1725-EDGE-10-03-DR-M-0100 P2 Proposed 3rd Floor Plant
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e 4thFloor Plans:

o FBI-R2419-A40014th Floor Existing Layout RevA
FBI-R2419-A4012 4th Floor Existing Ceiling Layout
FBI-R2419-A4003 4th Floor Proposed Strip Out Plan RevA
FBI-R2419-A4013 4th Floor Heritage Notes
FBI-R2419-A4002 4th Floor Proposed GA RevB
FBI-R2419-A4004 4th Floor Proposed Partitioning RevB
FBI-R2419-A4005 4th Floor Proposed Ceiling Finishes RevB
FBI-R2419-A4006 4th Floor Proposed Female WC RevA
FBI-R2419-A4007 4th Floor Proposed Male WC RevA
FBI-R2419-A4008 4th Floor Propoed DDAWC and Shower RevA
FBI-R2419-A4009 4th Floor Proposed Floor Finishes RevA
FBI-R2419-A40104th Floor Proposed Decoration Finishes RevA
FBI-R2419-A40114th Floor Proposed Door Schedule
FBI-R2419-A40154th Floor Proposed Tea Point
4th Floor Proposed Emergency Lighting Layout
4th Floor Proposed Lighting Layout
1725-EDGE-10-04-DR-M-0100 P1 Proposed 4th Floor Plant
e 5™FloorPlans:

o Fifth Floor Existing Elevaiton

o Fifth Floor Existing Floor Plan

o Fifth Floor Proposed Elevation

o Fifth Floor Proposed Floor Plan
e PlantPlans:

o 1725-EDGE-10-03-DR-M-0102 PO Plant Fixing Detail

o 1725-EDGE-10-RL-DR-M-0100 P3 Proposed 5th Floor Replacement Plant
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The application fee of £234 has been paid to Manchester City Council today via the Planning Portal.

Application Site

This application relates to 101 Princess Street, a large former shipping warehouse extending to five main storeys.
The building occupies a square plot bounded by Princess Street to the south-west, Silver Street to the north-west,
Abingdon Street to the north-eastand Major Street to the south-east. The building is Grade I listed.

The Townhouse Hotel occupies 101 Portland Street which liesto the north-westand 103 Princess Street lies to the
south-east and is occupied by a range of uses. The plot to the north-east of the application site has been
redeveloped to provide a mixed-use development consisting of a casino, hotel, office accommodation and mixed
A-classuses atthe ground floor. Princess Street runs to the south-west of the application site along which a number
of former shipping warehouses similarto 101 Princess Street have been converted to arange of usesincluding office
and residential accommodation in the upper floors and retail and food and beverage uses on the ground floor. A
well-used bus stopis located atthe frontof 101 Princes Street for routes travelling south out of the city centre.

The site lies within the Whitworth Street Conservation Area which notes the uniquely Mancunian character of
buildings along the Whitworth Street and Princess Street corridors. These streets are dominated by large Victorian
and Edwardian shipping warehouses of which 101 Princess Street is a typical example and includes a number of
featuresidentified within the description of the Conservation Area. Further detail relating to the heritage elements
of the proposed development areincluded in the Heritage Statement submitted in support of thisapplication.

The areas of proposed development relate to the internaltenant demise areas of the third and fourth floorsand a
small area of the Silver Street elevation of the fifth floor.
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Proposal

The proposed development relates to the removal of fit-out works to the third and fourth floors following the end
of a commercial tenancies on these floors. Following the removal of former fit-out works, the building owner
proposes carrying out new fit-out works to both third and fourth floors in advance of these suites being marketed
for office use. External air conditioning plant for the third and fourth floorsis located on a small balconyarea on the
Silver Street elevation of the fifth floor.

As part of the proposed fit-out works, 2no. air conditioning units will be removed and replaced with 2no. new air
conditioning unitsin a new location. This balcony, formed by the external elevation of the fifth floor and a parapet
wall overlooking Silver Street, is accessed by a door to an internal stairwell, part of the common area/landlord’s
demise, and a sliding door form thefifth floor tenant’s demise, installed in the 1990s.

At present, plantislocated in a smalltriangular area off this balcony area. The location of existing plantin aconfined
area hasled to areductionin air flow and the air conditioning plantrecirculatingair between units and operating
inefficiently. It is therefore proposed that the two new plant units are relocated to the open area of balcony to

improve air circulationand therefore the efficiency of the plant.
ML UL LU 10

Existing plant in close confines

Torestrictaccess to this area and to remove an unnecessary view of air conditioning units from an office unit, the
applicant proposes infilling this window and door area with vertically hungslate to match the surrounding surfaces.
Accessvia the landlord’s demise will be retained.



Fifth floor Silver Street balcony. 3no. nearside glazed panels to be
blocked-up as part of proposed works.

The proposed works relate to a listed building and therefore listed building consent is required. Furthermore, the
proposed works to the fifth floor would have an impact on the appearance of the building and as such it is
considered that planning permissionis also required. A detailed schedule of proposed works s included below.
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Third Floor Works:

Strip out existing fit-out including glazed and solid partitions;

Patch repairsto walls and ceilings;

Installation of solid and glazed partitions as setout on plans 1213-03-PT-01B 3rd Floor Proposed Partition
Layoutand 1213-03-CL-01C 3rd Floor Proposed Ceiling Layout;

Installation of new internal doorsassetout on plan 1213-03-DS-01B 3rd Floor Door Schedule;
Installation of new kitchen/tea pointasshown on plan 1213-03-KT-01B 3rd Floor Teapoint Layout;
Redecorate walls, columns, ceilings, beams, windows and joinery as shown on plan 1213-03-FL-01B 3rd
Floor Proposed Finishes;

Strip out existing lighting and electricals and install new lighting as shown on plans 3rd Floor Proposed
Emergency Lighting Layout and 3rd Floor Proposed Lighting Layout;

Strip out existing AC ducts and install new as shown on plans 1725-EDGE-10-03-DR-M-0100 P2 Proposed
3rd Floor Plantand 1725-EDGE-10-03-DR-M-0102 PO Plant Fixing Detail

Strip out existing male, female and disabled w/cs;

Installation of partitions to form DDA shower and w/c as shown on plan 1213-03-WC-03B 3rd Floor
Washroom Layout Disabled;

Re-board and refit male and female w/cs as shown on plans 1213-03-WC-01C 3rd Floor Washroom Layout
1and 1213-03-WC-02C 3rd Floor Washroom Layout 2

Fourth Floor Works:

Strip out existing fit-outincluding glazed and solid partitions;

Patch repairsto wallsand ceilings;

Installation of solid and glazed partitions as set out on FBI-R2419-A4004 4th Floor Proposed Partitioning
RevB and FBI-R2419-A4012 4th Floor Existing Ceiling Layout;

Installation of new internaldoors asset out on plan FBI-R2419-A4011 4th Floor Proposed Door Schedule;
Installation of new kitchen/tea pointas shown on plan FBI-R2419-A4015 4th Floor Proposed Tea Point;
Redecorate walls, columns, ceilings, beams, windows and joinery as shown on plan FBI-R2419-A4010 4th
Floor Proposed Decoration Finishes RevA,;

Strip out existing lighting and electricals and install new lighting as shown on 4th Floor Proposed
Emergency Lighting Layout and 4th Floor Proposed Lighting Layout;

Strip out existing AC ducts and install new as shown on plans 1725-EDGE-10-04-DR-M-0100 P1 Proposed
4th Floor Plantand 1725-EDGE-10-03-DR-M-0102 PO Plant Fixing Detail

Strip out existing male, female and disabled w/cs;

Installation of partitions to form DDA shower and w/c as shown on FBI-R2419-A4008 4th Floor Proposed
DDAWC and Shower RevA;

Re-board and refit male and female w/cs as shown on plans FBI-R2419-A4006 4th Floor Proposed Female
WC RevA and FBI-R2419-A4007 4th Floor Proposed Male WC RevA

Fifth Floor Works

Remove 2no. air conditioning units from fifth floor balcony;

Install 2no. Dakin air conditioning units as shown on plan 1725-EDGE-10-RL-DR-M-0100 P3 Proposed 5th
Floor Replacement Plant;

Block-up existing firth floor 1990s glass door and windows, finishing with vertically hung slate to match
externally and plasterboard to match internally as shown on the associated fifth floor plans
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Policy

Section 38(6) of the Planningand CompulsoryPlanning Act 2004 requires that applications for planning permission
aredetermined in accordance with the development plan, unless material considerationsindicate otherwise.

Planning policy relevantto the proposed developmentis included in the following documents:
e TheNational Planning Policy Framework (NPPF) 2019;
e TheCoreStrategy Development Plan Document2012
e Retained Polices of the Manchester Unitary Development Planasat 11t July 2012

National Planning Policy Framework 2019

Paragraph 189 of the National Planning Policy Framework 2019 states ‘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. The level of detail should be proportionate to the assets’importance andno more
than is sufficient to understand the potential impact of the proposal on their significance. As a minimum the relevant
historic environment record should have been consulted andthe heritage assets assessed using appropriate expertise
where necessary’.

Furthermore, Paragraph 192 states ‘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
theireconomic vitality; and
¢) thedesirability of new development making a positive contribution to local character and distinctiveness’.

At Paragraph 196 the NPPF states ‘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, securingits optimum viable use’.

Manchester Core Strategy

Policy EN 3 of the Core Strategy relates to Heritage within the city and states that ‘the Council will encourage
development that complements and takes advantage of the distinct historic and heritage features of its districts and
neighbourhoods, including those of the City Centre. Proposals which enable the re-use of heritage assets will be
encouraged where they are considered consistent with the significance of the heritage asset’.

Manchester Unitary Development Plan
Saved Policy DC18.1 Relates to development in conservation areas and states ‘The Council will give particulary
careful consideration to development proposals within Conservation Areas.

The Council will seek to preserve and enhance the character of its designated conservation
areas by carefully considering the following issues:

i) the relationship of new structures to neighbouring buildings andspaces;

ii) the effect of major changes to the appearance of existing buildings;

iif) the desirability of retaining existing features, such as boundary walls, gardens, trees, (including street
trees)....’
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Saved Policy DC19.1 relates specifically to Listed Buildings and states ‘In determining applications for listed building
consentorplanning applications for developmentinvolving or having an impact on buildings of Special Architectural
or Historic Interest, the Council will have regard to the desirability of securing the retention, restoration, maintenance
and continued use of such buildings and to protecting their general setting. In giving effect to this policy, the Council
will:

c. notpermitany external orinternal alteration or addition to a Listed building where, in its opinion, there would be an
adverse effecton its architectural or historic character;

d. seek to preserve and enhance the settings of listed buildings by appropriate control over the design of new
development in their vicinity, control over the use of adjacent land, and where appropriate, by the preservation of trees
and landscape features;...’

Assessment of Policy

As detailed in the National Planning Policy Framework (Para 189), applicants are required to describe the
significance of heritage assets which may beimpacted by a planning application. The level of detail to be included
within a heritage assessment should be proportionate to the importance of the heritage asset and should not be
required to exceed information required to assess theimpact of the proposals on the significance of the asset.

Furthermore, Paragraph 192 of the NPPF outlines the criteria for decision makers assessing planning applications
relating to heritage assets. Where the harm to the asset would be ‘less than substantial’ this harm should be
weighed against the public benefits of the proposal, including securing a viable use for the asset.

The proposed development predominantly relates to stripping out previous modern fit-out works and new fit out
works ahead of the re-letting of the third and fourth floors. The majority of works will not affect the historic fabric
of the building however the proposed works require some limited interaction with the original historic fabric of the
building. The proposed fit out works are considered to be proportionate and appropriatein relation to 101 Princess
Street. The internal works would not have an impact on the appearance of the building and would support its
ongoing viableuse as an office building.

The proposed external works are minor in nature and are limited to the relocation and replacement of 2no. air
conditioning units and the closing of a 1990s glazed elevation. The glazed elevation, extending to 3.75m by 2m,is a
modern addition and provides access to a small balcony which falls within the demise of the existing fifth floor
tenants. The building owner proposes returning this area to within the landlord’s demise and therefore the access
via the glazed door panelisno longer required. Itis considered appropriate that this aperture be blocked off using
vertically hung slate tiles on the external elevation and plasterboard on the internal elevation, both of which match
the existing surrounding elevations.

Thevisualimpact of the proposed works would be limited to the immediate vicinity. The building to the north, 101
Portland Street, is of a similar height to 101 Princess Street however thefifth floorincludes only two windows facing
101 Princess Street. A limited view of the fifth floor balcony may be possible from the upper stories of Portland
House or 40 Princess Street on the western side of Princess Street however these views would be atan oblique angle
limiting any visual impact. Due to the layout of the fifth floor, the balcony is not visible from the adjacent Hotel
Brooklyn building. Any visual impact of the proposed works would therefore be extremely limited and would not
impact on the well-established use of the building. The proposed works would be completed to match adjacent
externalelevations in vertically hung slate. The works would not have a detrimentalimpacton the heritage asset,
the setting of other heritage assets or the Conservation Area. The Heritage Statement submitted in support of this
application provides further detail on the building and heritage issues.
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The proposed development is limited in scope and scale. The proposed internal works would be undertaken
sensitively and on a like for like basis, replacing existing modern fit-out works with updated modern fit out works
with limited interventionsinto the historic fabric of the building. Proposed external works are limited in nature and
would not significantly impact on the listed building or other heritage assets. The proposed development is
therefore considered to comply with national and local planning policy.

Conclusion

The proposed development relates to internaland external worksto 101 Princess Street, a Gradell listed building
which lies within the Whitworth Street Conservation Area in Manchester City Centre and as such Planning and Listed
Building Consentis required.

The lawful use of the building as an office is well-established and modern fit-out works facilitate the ongoing viable
use of the building. The applicant proposes removing previous modern fit-out work and carrying out a new modern
fit-outin order to supportthe re-letting of the third and fourth floor. External plant will be relocated and replaced
to support thisfit-out and to improve the efficiency of new and existing plant. The applicant proposes removing the
small fifth floor balcony from the tenant’s demise and proposes closing an existing glazed elevation to do so. The
proposed internaland externalworks are limited in scale and will be undertaken with limited interaction with the
historic fabric of the building.

It is therefore considered that the proposed development complies with national and local planning policy and
should be approved.

Yourssincerely,

KT e

Tom Robinson
Directline 01618286437
Mobile 07841860930

tom.robinson@eu.jll.com
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