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1. Introduction 

1.1 This planning statement is submitted in support of an application seeking listed building consent for 

proposed internal modifications to the existing office accommodation to improve accessibility between 

the ground and first floor at 24A St John’s Street, Manchester. 

1.2 The applicant wishes to improve accessibility internally between the ground and first floor of the building. 

The proposed work involves the installation of a new free standing lift within the open staircase between 

the ground and first floor. It is also proposed to install a shallow timber ramp over internal steps at first 

floor level to improve access to the office accommodation at the rear of the building.  

1.3 The photograph below shows the ground floor stairwell where the lift is to be located.  
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2. The application 

2.1 Listed Building consent is being sought to undertake internal modifications within no 24A to improve 

accessibility between the ground and first floor and to allow easier access to the multi-function office 

space at the rear of the building. The application consists of two elements which are set out below.  No 

external changes are proposed.   

Proposal 1 – new lift. 

2.2 Within building 24A there is a large open staircase with a central atrium which leads from the ground floor 

to the second floor. The proposal involves the insertion of a free standing lift between the ground and first 

floor of the building. The lift would be fixed with two ground floor mountings and two ‘L’ shaped brackets 

on the underside bulkhead of the landing. The cupboard to the right (under the stairs) would house the 

Miniature Circuit Breaker (MCB). The motor for the lift would be incorporated into the lift housing which 

would be located between the lift and the side wall of the staircase.  

  

  

2.3 No alterations would be required to the existing staircase balustrade at ground floor level. On the first 

floor, access would be gained directly from the landing where the existing balustrade would be removed. 
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Sections of the removed balustrade would be refitted where necessary. The remaining space around the 

back of the lift mechanism would be boxed in with timber detailing and this would run parallel with the 

bottom of the existing balustrade. This timber work would be treated to match the existing timber work 

in both design and paint colour. 

  

Proposal 2 – new internal ramp  

2.4 The previous modern extension at the rear of the building has been constructed with a different floor level 

at first floor resulting in three steps within the corridor between the original first floor and the extension. 

The first floor area in the modern extension is open plan and used as informal and formal meeting space 

as well as function space for office events. Due to the difference in levels, this space is not readily accessible 

to all members of staff. It is proposed to install a timber framed ramp over the existing steps and relocate 

an existing fire door and stud wall with fire door in the corridor back toward the main landing where the 

lift would be located to achieve the necessary gradient on the ramp. 
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3. Context 

Site location and description 

3.1 St John’s Street is believed to be the only surviving Georgian terraced street in central Manchester and 

forms the heart of the St John’s Conservation Area which was designated on 4th November 1970. The 

properties date from the 18th and 19th centuries and are located between Deansgate and Bryon Street.  

3.2 The application building was historically three individual residential properties and was converted into 

office accommodation to allow the 3 buildings (24A, 26 and 28) to be used as one large office building. 

This work has involved minor internal works to allow for easy movement between all three buildings.  

Permission has more recently been granted to convert no 28 back into residential accommodation and the 

conversion work is now in progress. This building is no longer in the applicant’s ownership.   

3.3 The offices at 24A and 26 are currently used as Barristers Chambers. 

Relevant planning history 

3.4 The property has a long and detailed planning history including a number of planning and listed building 

applications for the conversion and subdivision of the buildings into office accommodation along with 

applications for internal modifications and modern extensions to the rear of the building. 

3.5 An application in 2010 sought listed building consent for internal and external works associated with 

providing improved office accommodation on the ground floor (application reference 

094678/LO/2010/C1). This included the removal of internal walls, creation of glazed partitions, insertion 

of suspended ceilings and installation of air conditioning units within the rear internal courtyard. This 

application was approved on 3rd February 2010. The supporting historic building report with this 

application provided a comprehensive list of the planning history for the property and will not be repeated 

here. This report is provided at appendix EP1. 

3.6 The summary on page 20 of this report states:- 
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3.7 No further details of this previous lift are available however it is assumed from this information that the 

majority of the staircase details that currently exist are not original, but a modern interpretation 

undertaken at that time the lift was removed in 2002. 

3.8 Below is a table of the more recent planning history for no 24 A- 28 St John’s Street since 2010. 

Date Application number Description Decision 

December 2010 094678/LO/2010/C1 LBC alterations for internal and 

external works – 24A - 28 St John’s 

Street 

Approved 

03/02/2011 

March 2021 129613/FO/2021 Planning permission for re-

instatement of subdivision to office 

accommodation – 24A – 28 St 

John’s Street 

Approved 

08/06/2021 

March 2021 129614/FO/2021 LBC for reinstatement of 

subdivision 24- 28A 

Approved 

08/06/2021 

April 2021 130077/LO/2021 LBC for internal alterations- 24A- 28 

St John’s Street  

Approved 

10/08/2021 

April 2023 136626/LO/2023 LBC for external and internal for 

change of use from offices to 

residential 

No decision made yet 

April 2023 136625/FO/2023 PP for change of use to residential 

dwelling 

No decision made yet 
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4. Policy context 

4.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires planning applications to be 

determined in accordance with the relevant development plan: 

 “If regard is to be had to the development plan for the purposes of any determination 
to be made under the planning Acts the determination must be made in accordance 
with the plan unless material considerations indicate otherwise.”  

4.2 Section 66 (1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires the decision 

maker to have special regard to the desirability of preserving the building or its setting. The application 

must (in part) also be considered in the context of the legal duty as conferred by S72(1) of the Planning 

(Listed Building and Conservation Areas) Act 1990, which states:  

“In the exercise, with respect to any buildings or other land in a conservation area, of 
any powers under the provisions mentioned in subsection (2)*), special attention must 
be given to the desirability of preserving or enhancing the character and special 
appearance of that area.”  

Development plan context 

4.3 The Manchester City Council development plan is made up of the Places for Everyone (PfE), the Core 

Strategy 2012-2027 and the Manchester Unitary Development Plan (UDP). 

4.4 The site is located within Manchester City Centre and within the St John’s Street Conservation Area as 

identified on the local plan proposals map. 

Places for Everyone (PfE) (adopted 21 March 2024) 

4.5 Places for Everyone (PfE) is a joint Development Plan Document produced by nine Greater Manchester 

districts (Bolton, Bury, Manchester, Oldham, Rochdale, Salford, Tameside, Trafford, and Wigan). It 

identifies the quantum of new housing and employment development, supports the delivery of key 

infrastructure, and protects environmental assets.  

4.6 Policies relevant to this application are: 

• JP-J3: Office development 

• JP-P2: Heritage 
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4.7 Policy JP-P2 supersedes the second paragraph of Policy EN3 of the Core Strategy and seeks to ensure that 

further clarity in relation to conserving and enhancing in the future and providing a clear understanding of 

the historic environment and heritage values of sites is met.   

Manchester Core Strategy 2012 – 2027 (MCS) (Adopted July 2012) 

4.8 Relevant policies from the Core Strategy are listed below:  

• Policy SP1 – Spatial Principles 

• Policy EC1 – Employment and Economic Growth in Manchester 

• Policy CC9 – Design and Heritage 

• Policy EC8 – Central Manchester 

• Policy EN3 - Heritage 

• Policy DM1 – Development Management 

National Planning Policy Framework (The Framework) (December 2023) 

4.9 The Framework was most recently updated in December 2023. Paragraph 11(c) states that regarding 

decision taking, presumption should be made in favour of sustainable development which means:  

“c) approving development proposals that accord with an up-to-date development plan 
without delay” 

4.10 Section 16 of the Framework provides details on assessing, conserving, and enhancing the historic 

environment in respect of designated and non-designated heritage assets. In particular, paragraphs 200 

states that: - 

“The level of detail should be proportionate to the assets’ importance and no more than 
is sufficient to understand the potential impact of the proposal on their significance.” 

4.11 Paragraph 203 of the Framework states that in determining planning applications, local planning 

authorities should take account of: 

• The desirability of sustaining and enhancing the significance of heritage assets and putting 
them to viable uses consistent with their conservation.  

• The positive contribution that conservation of heritage assets can make to sustainable 
communities including their economic vitality; and 

• The desirability of new development making a positive contribution to local character and 
distinctiveness. 



 

 
Supporting Planning Statement including Heritage Assessment and Design and Access Statement 
24A St John’s Street, Manchester, M3 4DJ  
02 May 2024 
 

8 

4.12 The Framework confirms that in 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 (paragraph 205).  The 

designated heritage asset in this case is the host building itself and the St John’s Conservations Area.    

Other material considerations 

Supplementary planning guidance documents 

4.13 The following supplementary planning guidance document is relevant to the determination of this 

planning application: 

• Guide to Development in Manchester Supplementary Planning Document (SPD) (Adopted April 
2007). 

• Design for Access Manual (December 2003). 
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5. Assessment 

The Heritage Assets 

5.1 The Framework states at paragraph 200 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. The level of details should be proportionate to the assets 
importance and no more than is sufficient to understand the potential impact of the 
proposals on their significance” 

5.2 The application buildings are Grade II listed and also lie within the St John’s Street Conservation Area, both 

of which are designated heritage assets. The building was listed in 1974 and the conservation area 

designated in November 1970. 

Designated Heritage Asset – The Listed Building and the St Johns Street Conservation Area 

5.3 Section 66 (1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires the decision 

maker to have special regard to the desirability of preserving the building or its setting. 

5.4 Section 72 (1) of the Planning (Listed Building and Conservation Areas) Act (1990) states that special 

attention must be paid to the desirability of preserving or enhancing the character and appearance of the 

Conservation Area.  The test can be met by either development which makes a positive contribution to an 

area’s character or by development which leaves the character and appearance unharmed.  

5.5 The Framework confirms that in 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 (paragraph 205).  The 

designated heritage asset in this case is the host building and the St John Conservations Area.   Clearly it is 

desirable to sustain and enhance these heritage assets.   

 Assessment of impacts 

5.6 There would be no alteration to the external appearance of the buildings and as such the proposal would 

preserve the character and appearance of the conservation area and the statutory test is met.   

5.7 In terms of the listed building, the proposed works are internal and predominantly relate to alterations to 

the area of the stairwell. 
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5.8 In December 2003, Manchester City Council published the second edition of the Design for Access Manual 

which seeks to promote best practice in promoting access for disabled people and provides advice on how 

existing buildings can be adapted. It is acknowledged at Section 28 that providing improved accessibility in 

Listed Buildings should be possible without compromising the buildings special interest. 

5.9 The proposed lift is to be located within the open stairwell, which according to the Historic Building report 

provided at EP1, and referred to at paragraph 3.6, has undergone substantial remodeling work undertaken 

at the time the previous lift was removed in 2002. The majority of remaining timberwork is a modern 

interpretation, consequently, there is very little of the original staircase remaining.  By locating the lift 

within this area will ensure that no damage will occur to the historic fabric of this part of the building. 

5.10 The proposed ramp involves the installation of a timber ramp to be fitted over the existing steps, to achieve 

the appropriate along with the relocation of a small section of modern stud partition walling, which 

includes an internal fire door by approximately 3.5m to allow for the appropriate gradient of the ramp to 

be achieved. This area has previously been modified to enable access into the modern extension, therefore 

the historic fabric in this area has already been removed. As the proposed ramp is to be installed over the 

current floor levels and steps no harm to any remaining historic fabric in this area is anticipated.  

5.11  Any perceived harm to the designated heritage asset of the listed building is neutral or low (less than 

substantial).  Paragraph 208 of the Framework states 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.    

5.12 The public benefits in this case would be the greater accessibility between the ground and first floor and 

between the original building and the modern extension at the rear of the building (in accordance with 

Policy DM1).  

5.13 In this case, any perceived harm is far outweighed by the benefits of improving accessibility between the 

ground and first floor office accommodation which will be to the benefit of staff and clients of this busy 

chambers thus securing its optimum viable use in the city centre location.   

Design and Access 

5.14 The resulting design of the proposed internal layout allows for greater flexibility in improving the internal 

access between eh ground and first floor.  No physical alterations to the exterior of the building are proposed 

nor to any of the original internal historic fabric of the building. 

5.15 The proposed alterations of installing a free standing lift and a timber ramp over the top of the existing 

corridor floor and 3 steps are minor and cause no harm to the listed building. As set out above, the principle 
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of improving existing office accommodation is acceptable in principle within the City Centre and accords 

with both national and local planning policies. 
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6. Summary and Conclusions 

6.1 This statement is submitted in support of an application for proposed internal modifications to this existing 

office building. 

6.2 The proposed alterations are required to provide and improve accessibility between the ground and first 

floor office accommodation of no 24A St John. Due to the areas in which the proposed work is to be carried 

out has already been subject to modern intervention the impact on the historic fabric of the existing 

building is minimal. It has been demonstrated through careful internal design that the proposal subject 

this application are fully compliant with Policies SP1, EC1, CC4, CC9, EC8 and DM1 of the Manchester Core 

Strategy and the Framework.  

6.3 We conclude that there is no harm to the designated heritage asset of the St Johns Conservation area and 

that any perceived harm to the designated heritage asset of the listed building is low and far outweighed 

by the benefits of improving the accessibility within this office accommodation which will be to the benefit 

of the current busy Barrister chambers, the optimum use of the building. This assessment accords with 

the balanced judgement required by paragraph 208 of the Framework where if the development leads to 

a less than substantial harm to the significance of the heritage asset, this harm should be weighed against 

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