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Today, the area around the site is commonly known as 
the Northern Quarter. It is part of the City Centre which 
is characterised by a broad mix of uses. Food and drink 
uses are particularly established within the Northern 
Quarter and have been successful in bringing activity 
and vibrancy to the area and providing vacant buildings 
with active uses.

Residential uses have also been important in the 
regeneration of the Northern Quarter whether this 
be through the conversion of historic buildings or 
the construction of new purpose built residential 
developments. 

The site lies inside the Stephenson Square Conservation 
Area and is close to other listed buildings, such as 
Langley Buildings - Grade 2 - Listing NGR: SJ8469198254 

Manchester, M1 
Fourways House - Grade 2 - Listing NGR: SJ8473798317 

Manchester, M1 
45, Dale Street - Grade 2 - Listing NGR: SJ8465598278 

Manchester, M1 
Industry House - Grade 2 - Listing NGR: SJ8468998225	

Manchester, M1 
35, Dale Street - Grade 2 - Listing NGR: SJ8464498311	

Manchester, M1 
45, 47 and 47a, Hilton Street - Grade 2 - Listing NGR: 

SJ8470298354 Manchester, M1 
Eleska House - Grade 2 - Listing NGR: SJ8463198241
 	 Manchester, M1 
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Overview of 
Proposed Works

5.2
Overview of the Work in this Application

Extent of roof refurbishment
•	 repointing of parapet wall to prevent further damage 

from water ingress; further repointing of south external 
wall opposite 3 China Lane.

•	 replace/repair existing rainwater pipes where necessary; 
any replacement rainwater pipes to be in cast iron on a 
like-for-like basis.

•	 installation of insulation between existing rafters and 
new insulated breather membrane, to provide greater 
air flow and reduce damp/condensation risks.

•	 existing lead work to be replaced/repaired where 
necessary to Lead Sheet Association standards

•	 replacement bituminous cap sheet on lift shaft roof



Listed Building Consent for the works at 58 Dale Street, Eleska House, Manchester

architecture:m
Page 15

The heritage planning policy of relevance to the 
proposed scheme, and which provides the context for its 
assessment, is set out within national and local planning 
policy guidance.

•	 National Planning Policy Guidance
	
Town and Country Planning Act 1990

Section 38(6) of the Planning Act states that the 
determination of planning applications must be made 
in accordance with the Development Plan, unless 
other material considerations indicate otherwise. 
This establishes the Development Plan as the primary 
decision making document when considering planning 
applications.

In this instance the development plan currently 
comprises the Manchester Core Strategy Development 
Plan and the saved policies of the Unitary Development 
Plan for Manchester. A relevant supplementary planning 
guidance document is the Guide to Development in 
Manchester Supplementary Planning Document. The 
relevant provisions of these documents are discussed 
below.

Planning (Listed Buildings and Conservation Areas) 
Act 1990

The application site includes 58 Dale Street which is Grade 
II listed and therefore affect the application property. 
Once a building is listed, Section 7 of the Planning (Listed 
Buildings and Conservation Areas) Act provides that 
consent is required for any works which may affect its 
special interest.

Section 66 of the Planning [Listed Buildings and 
Conservation Areas] Act 1990) advises that in considering 
whether to grant planning permission for development 
which affects a listed building or its setting, the local 

Heritage Planning5.3
planning authority shall have special regard to the 
desirability of preserving the building or its setting or 
any features of special architectural or historic interest 
which it possesses.

The proposed scheme involves direct works to the 
exterior fenestration and interior arrangement of the 
listed building which will need to be considered by 
Manchester City Council. The local planning authority 
will also need to consider the potential indirect impact 
of the development on the setting of the building and 
upon the character and appearance of the Smithfield 
Conservation Area. Section 7 of this report considers 
these matters.

National Planning Policy Framework (NPPF)

Detailed guidance about the legislation is given in National 
Planning Policy Framework (NPPF), which was published 
on 27th March 2012 and sets out the Government’s 
planning policies regarding the conservation of the 
historic environment. The NPPF is 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 previous national 
planning policy guidance and is a material consideration 
in planning decisions.

NPPF places great emphasis on the role of decision 
makers to promote sustainable development. Paragraph 
8 advises that sustainable development has three 
dimensions: ‘economic, social and environmental’ 

In relation to determining planning applications, the 
NPPF sets out a presumption in favour of sustainable 
development which should be seen as a golden thread 
running through planning decision making. Unless 
material considerations indicate otherwise, local planning 
authorities are urged to ‘approve development proposals 
that accord with the development plan without delay’. 

The NPPF (paragraph 11) is clear that ‘local planning 
authorities should approach decision taking in a positive 
way to foster the delivery of sustainable development’.

Section 16 of the NPPF deals with conserving and 
enhancing the historic environment. 

Paragraph 189 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’. 

‘Significance’ is defined by Annex 2: ‘Glossary of NPPF’ 
as: ‘The value of a heritage asset to this and future 
generations because of its heritage interest. The interest 
may be archaeological, architectural, artistic or historic. 
Significance derives not only from a heritage asset’s 
physical presence, but also from its setting’. 

‘Setting of a heritage asset’ is also defined by Annex 
2 as: ‘The surroundings in which a heritage asset is 
experienced. Its extent is not fixed and may change as 
the asset and its surroundings evolve. Elements of a 
setting may make a positive or negative contribution 
to the significance of an asset, may affect the ability to 
appreciate that significance or may be neutral’.

Paragraph 190 of the NPPF 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 into account when considering the impact of a 
proposal on a heritage asset, to avoid or minimise any 
conflict between the heritage asset’s conservation and 
any aspect of the proposal’.
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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; 
c)the desirability of new development making a positive 
contribution to local character and distinctiveness’.

Paragraph 193 of the NPPF 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.’

More importantly, paragraph 194 of the NPPF states: 
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 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‘.

Paragraph 195 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’.

Paragraph 196 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’.

National Planning Practice Guidance (NPPG)

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).

Historic England Guidance

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

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 
listed building consent.

Historic England Advice Note 3: The Setting of 
Heritage Assets

Published in March 2015, this document provides 
guidance for managing change within the setting of 
heritage assets, including historic buildings, sites, areas 
and landscapes.

Historic England ‘Seeing the History in the View’

Published in May 2011, this document provides guidance 
for initial baseline analysis of the heritage significance 
in any selected view, followed by assessment of the 
impact on that significance of particular development 
proposals. The guidance explains Historic England’s 
own approach to views assessment and is intended to 
be of use to local planning authorities, professionals 
and developers as well as the interested public.

Heritage Planning5.4
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•	 Local Planning Policy Guidance: The Development 
Plan for Manchester 

Manchester Core Strategy Development Plan 
Document (July 2012)

Manchester’s Local Development Framework Core 
Strategy Development Plan Document was adopted on 
11 th July 2012. The plan contains various core strategic 
objectives which seek to support and encourage 
economic growth, cultural development, investment 
and job creation within the City over the plan period. 
The proposed development is therefore supported in 
principle by the strategic economic development policies 
of the plan.

Policy CC 9 ‘Design and Heritage’ states that ‘development 
in Manchester City Centre should preserve or enhance 
the heritage assets that have been identified, including 
listed buildings, conservation areas and scheduled 
ancient monuments. New development must support 
the range of uses the Council expects in the City Centre 
and contribute to a coherent and integrated physical 
environment.‘

Policy EN 1 ‘Design Principles and Strategic Character 
Areas’ states that ‘development in Manchester must 
follow the seven principles or urban design and should 
have regard to the strategic character area in which the 
development is located. With regards to development in 
the City Centre 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’ advises that ‘Throughout the City, 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. New developments must be 
designed so as to support the Council in preserving or. 

Where possible, enhancing the historic environment, 
the 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’. It acknowledges that buildings 
that are statutorily listed are protected under national 
legislation guidance and advises that developers will be 
expected to carry out an appropriate appraisal of issues 
relating to heritage assets.

Saved Policies of the Unitary Development Plan (UDP) 
for the City of Manchester (adopted 1995)

The Manchester Unitary Plan is part of the adopted 
development plan for the area and is a key document 
for decision making 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 until replaced by the Local 
Development Framework currently being prepared.

DC19 ‘Listed Buildings’ is the key UDP policy of 
relevance to the proposal. It advises that’ In determining 
applications for listed building consent or planning 
applications for development involving 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:
b. 	not permit a change of use of a listed building, where 

it would have a detrimental effect on the character 
or appearance of the building;

c. 	 not permit any external or internal alteration or 
addition to a Listed building where, in its opinion, 
there would be an adverse effect on 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,

e. 	 permit demolition only where there are approved 
detailed plans for redevelopment and where there is 
evidence of a firm building contract;

f. 	 not permit alterations to a listed building which 
would prevent the future use of any part of the 
building, in particular upper floors or basements, or 
where poor maintenance is likely to result’.

DC18.1 ‘Conservation Areas’ advises that the Council 
‘will seek to preserve and enhance the character of its 
designated conservation areas by carefully considering 
the following issues:
1 	 the relationship of new structures to neighbouring 

buildings and spaces; 
2	 the effect of major changes to the appearance of 

existing buildings;
3	 the desirability of retaining existing features, such 

as boundary walls, gardens, trees, (including street 
trees);

4	 the effect of signs and advertisements;
5	 any further guidance on specific areas which has 

been approved by the Council’.

Guide to Development in Manchester Supplementary 
Planning Document (April 2007)

The guidance identifies the City’s heritage as an asset. 
Paragraph 2.6 states that buildings and areas of 
architectural and historic importance together with 
their setting will be preserved and enhanced.

Heritage Planning5.5
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Photos from the early 1970’s

Photos from 1900’s showing the 
construction of China Lane 
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Photos from the early 1970’s
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