
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

University of Manchester (Directorate of 

Estates and Facilities Project Group) 

 

Zochonis 

 

Planning & Heritage Statement  

13 October 2023 

 

Heritage  

Paul  

 

Butler  

 

Associates 

 
Planning,  Development  &  Consultants 

 

Paul Butler Associates, 31 Blackfriars Road, Salford, Manchester M3 7AQ 

t. 0161 835 3530 | e. pba@paulbutlerassociates.co.uk | w. www.paulbutlerassociates.co.uk  

 

Professional Planning, Development & Heritage Advisors since 1992.  
Our professional staff are Members of the Royal Town Planning Institute (RTPI) or the Chartered Institute for Archaeologists (CIfA) 

 

© Paul Butler Associates Ltd. All Rights Reserved. 

 

mailto:pba@paulbutlerassociates.co.uk
http://www.paulbutlerassociates.co.uk/


 

 

 

 

 

 

 

University of Manchester (Directorate of Estates and Facilities Project Group) 

Zochonis Building 

1 

Paul  

 

Butler  

 

Associates 

 
Development  Heritage  Planning,  &  Consultants 13 October 2023 

 
Job Number: 23.1866 

  

Project: Zochonis Building 

  

Client:  University of Manchester (Directorate of Estates and Facilities Project Group) 

  

File Name: Planning and Heritage Statement, 13.10.2023 Rev A 

 

 

Document Preparation/Checking Record: 

 

 Name and Qualifications  Position Date 

Prepared by: Lynsay Ewart BSc (Hons) MSc MRTPI Senior Planner 

 

18.09.2023 

Checked by: Dave Tye BSc (Hons) MTPI MRTPI 

  

Senior Director 

 

13.10.2023 

Issued by: Dave Tye BSc (Hons) MTPI MRTPI 

 

Senior Planner 

 

13.10.2023 

 

Document Revision Record:   

 

Issue No. Date Details of Revisions  

Rev A 13.10.2023 Updated to appraise proposed views prepared by Bowker Sadler 

   

   

 

 

 

 



 

 

 

 

 

 

 

University of Manchester (Directorate of Estates and Facilities Project Group) 

Zochonis Building 

2 

Paul  

 

Butler  

 

Associates 

 
Development  Heritage  Planning,  &  Consultants 13 October 2023 

Contents 
 

1. Introduction  

  

2. Site and Surrounding Area 

  

3. Description of Development 

  

4. Pre-Application Consultation 

  

5. Planning and Heritage Policy Context 

  

6. Appraisal 

  

7. Conclusions 

  

  

 

Appendix 1: Framework Construction Management Plan 

  

  

  

  

  

  

  

  

 

 



 

 

 

 

 

 

 

University of Manchester (Directorate of Estates and Facilities Project Group) 

Zochonis Building 

3 

Paul  

 

Butler  

 

Associates 

 
Development  Heritage  Planning,  &  Consultants 13 October 2023 

1. Introduction 

Purpose of this Statement 

1.1 This Planning and Heritage Statement has been prepared by Paul Butler Associates on 

behalf of the applicant, University of Manchester (Directorate of Estates and Facilities Project 

Group).  The statement is submitted in support of a full planning application in relation the 

Zochonis Building, The University of Manchester, Oxford Road, Manchester, M13 9PL 

(hereafter referred to as ‘the site’). 

1.2 The application seeks planning permission for the ‘Demolition of existing rooftop plant room 

wings and the installation of a new external fire escape, roof mounted photo voltaic panels 

with edge protection, roof mounted air source heat pumps and air handling units including 

the installation of louvred screens and associated works’.   

1.3 The works are proposed as part of the University of Manchester building decarbonisation 

programme with buildings across the University estate programmed to benefit from 

retrofitting measures to improve energy efficiency.  The enhancements proposed to the 

Zochonis building will assist the University of Manchester decarbonise their estate and 

support their long-term goal of becoming carbon neutral by 2038 across all areas of their 

operation.  The driver for this project is maximising long term carbon savings for the Zochonis 

building through retrofitting measures including photo voltaic panels and air source heat 

pumps. An additional objective of the application is to install an external fire escape to 

ensure the continued safety of the building into the future.  

1.4 This planning and heritage statement will provide an overview of the development 

proposals, and assess the proposals against adopted national and local planning policy. 
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Documents submitted with the Planning Application  

1.5 The planning application is accompanied by the following information: 

Supporting Documents  

▪ Cover letter 23.1883/ldt008jr; 

▪ Completed Planning Application Form; 

▪ 18-047 1000  Location Plan & Block Plan, prepared by Bowker Sadler Architecture; 

▪ Design and Access Statement prepared by Bowker Sadler Architecture Project No: 

6128 BSA Project No: 18-047, Issue No: 900-02, September 2023; 

▪ Planning and Heritage Statement prepared by Paul Butler Associates dated October 

2023, including Draft Construction Management Plan; 

▪ Energy Statement prepared by DSSR Consulting Engineers, Report number M4799-

DSSR-X-XX-RP-MEP-00003 Revision 2, 18 September 2023;  

▪ Acoustics Environmental Noise Survey Report Revision 00, prepared by Hoare Lea, 17 

August 2023; 

▪ Bat Survey - Preliminary Roost Assessment Rev 02, prepared by Urban Green, July 

2023;   

▪ Illustrative Plant details: R32 e-series Modular Chiller Range, Mitsubishi Electric EAHV-

M1500YCL(-N) Air Source Reversible Heat Pump/Chiller; 

▪ Glint and Glare Assessment 313353 Rev 2.0 prepared by Mabbett, 22 September 

2023;  

▪ 18-047 1100 Rev A,  Existing Sub-Basement GA Plan; 

▪ 18-047 1101 Rev A, Existing Basement GA Plan; 

▪ 18-047 1102 Rev A, Existing Ground Floor GA Plan; 

▪ 18-047 1103 Rev A, Existing First Floor GA Plan; 
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▪ 18-047 1104  Rev A, Existing Second floor GA Plan; 

▪ 18-047 1105 Rev A, Existing Third Floor GA Plan; 

▪ 18-047 1106 Rev A, Existing Fourth Floor GA Plan; 

▪ 18-047 1107, Existing Roof GA Plan; 

▪ 18-047 1110  Rev A, Existing North West & South East Elevations; 

▪ 18-047 1111 Rev A, Existing North East & South West Elevations; 

▪ 18-047 1112 Rev A, Existing Internal Wing Elevations to Brunswick Street and Dover 

Street; 

▪ 18-047 1200  Rev D, Proposed Sub-Basement GA Plan; 

▪ 18-047 1201 Rev D, Proposed Basement GA Plan; 

▪ 18-047 1202 Rev D, Proposed Ground GA Plan; 

▪ 18-047 1203 Rev D, Proposed First Floor GA; 

▪ 18-047 1204 Rev D, Proposed Second Floor GA Plan; 

▪ 18-047 1205 Rev D, Proposed Third Floor GA Plan; 

▪ 18-047 1206 Rev D, Proposed Fourth Floor GA Plan; 

▪ 18-047 1207 Rev D, Proposed Roof Plan GA Plan; 

▪ 18-047 1210 Rev C, Proposed North West & South East Elevations; 

▪ 18-047 1211 Rev C, Proposed North East & South West Elevations; 

▪ 18-047 1212 Rev C, Proposed Internal Wing Elevations to Brunswick Street and Dover 

Street; 

▪ 18-047 1225 Rev B, 3D View of Proposed Roof Works;  

▪ 18-047 1230 Rev C, Proposed External Fire Escape Stair. 
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▪ 18-047 1115 Rev A Existing Views of the Zochonis Building Sheet 1 of 2. 

▪ 18-047 1116 Rev A Existing Views of the Zochonis Building Sheet 2 of 2. 

▪ 18-047 1213 Rev A Proposed Views of the Zochonis Building Sheet 1 of 2. 

▪ 18-047 1214 Rev A Proposed Views of the Zochonis Building Sheet 2 of 2. 

Structure of this Statement 

1.6 The remainder of this statement is structured as follows: 

• Section 2 provides a description of the site and surrounding area including a review 

of the planning history; 

• Section 3 presents the proposed development for which planning permission is 

sought; 

• Section 4 briefly outlines the pre-application engagement with the local planning 

authority; 

• Section 5 sets out the planning and heritage policy framework relevant to the site 

and the proposed development; 

• Section 6 provides an assessment of the scheme against the development plan and 

considers the material planning considerations, including heritage; and  

• Section 7 provides a summary of the overall case for granting planning consent.  
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2. Site and Surrounding Area 

Application Site 

2.1 The application site relates to the Zochonis Building (see Figure 2.1), which is part of the 

University of Manchester estate.  The building is located to the south of Brunswick Park and 

north of Dover Street.  The site is bounded to the east and west by neighbouring university 

buildings;  the Chemistry Building and the Simon Building respectively. 

 

Figure 2.1: Aerial view of application site (outlined in red). 

2.2 The building was constructed in 1953 designed by brothers J.S and J.W Beaumont. The 

building is notable for its symmetry and simple facades being constructed of red / brown 

brick under a flat roof.  Elongated vertical windows span multiple levels serving the internal 

stairwell.  The building is a good example of modernist architecture.  The building is not listed 

and is not located in a conservation area, but can be regarded as being of some local 

heritage interest being identified as a non-designated heritage asset by Manchester City 

Council.  The development of the site is shown in the historic mapping below. 
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Figure 2.1: Extract from plan revised in 1938 and published in 1946.  The site of the  

Zochonis building occupied by former built development, likely terraced housing. 

 

 

 
Figure 2.3: Extract from plan revised between 1948 and 1955 being published:  

1956. Land adjacent to the site (red circle) has been cleared for redevelopment.  
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Figure 2.4: Extract from plan published in 1972.  The Zochonis building appears  

on mapping. 

 

 

2.3 The building is named after Sir John Zochonis, who was a prominent businessman and 

philanthropist in Manchester, and former chairman of the Manchester University.  Zochonis 

was director of the firm P.Z Cussons which owned well-known household names such as 

Carex and Imperial Leather.  

2.4 The application building is located within the designated City Centre and Regional Centre, 

as identified on Manchester City Council (MCC)’s interactive proposals map.  

2.5 There are no trees located within the site boundary, and levels are generally flat.  The site is 

located within flood zone 1 (lowest level of risk).  The site area is 1,800 square metres. 

Planning History 

2.6 Further to analysis of Manchester City Council’s Planning Application Database, the 

planning history relating to the site and its immediate surroundings, and which is of note is 

provided in the table below: 
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Reference Address Proposal Decision 

114318/FO/

2016 

Zochonis Building 

Oxford Road 

Manchester M13 

9PL 

Installation of 311m Sika/Trocol 5mm 

heavy duty walkway to existing roof, plus 

galvanised metal tubular railing system 

to existing roof to form edge protection 

on parapet wall. 

 

Withdrawn 

14 March 

2018 

093769/FO/

2010/C1 

Land Between 

Brunswick Street 

and Simon Building 

and Zochonis 

Building 

Manchester 

 

Public realm works including hard and 

soft landscaping 

Approved 28 

April 2011 

076667/FO/

2005/C2 

Manchester 

University Zochonis 

Building Brunswick 

Street City 

Removal of stairs to courtyard to main 

entrance of building with the provision of 

new ramp access and new automatic 

doors to fully comply with the DDA 

regulations 

 

Approved 29 

September 

2005 

Table 2.1: Planning History relating to the Application Site 

 

2.7 Application 114318/FO/2016 proposed a railing system to the roof.  Whilst the application 

was subsequently withdrawn, this demonstrates the need for provision of edge protection 

on the roof to enable safe maintenance of rooftop plant.  In contrast to Application 

114318/FO/2016, the present application is supported by an assessment of potential visual 

impact associated with the proposals.   

The Surroundings 

2.8 The Zochonis building is located within the University of Manchester estate, and therefore 

the character of the surrounding area is predominantly educational in nature.  Surrounding 

campus buildings vary in age, appearance, scale and materials creating a varied 

environment.  Brunswick Park is located to the north.  The site is in proximity to a number of 

listed buildings.  
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3. Description of Development 

The Proposed Scheme 

3.1 The application seeks full planning permission for the ‘Demolition of existing rooftop plant 

room wings and the installation of a new external fire escape, roof mounted photo voltaic 

panels with edge protection, roof mounted air source heat pumps and air handling units 

including the installation of louvred screens and associated works’.   

3.2 The works are proposed as part of the University of Manchester building decarbonisation 

programme with buildings across the University estate programmed to benefit from 

retrofitting measures to improve energy efficiency.  The enhancements proposed to the 

Zochonis building will assist the University of Manchester decarbonise their estate and 

support their long-term goal of becoming carbon neutral by 2038 across all areas of their 

operation.  The driver for this project is maximising long term carbon savings for the Zochonis 

building through retrofitting measures including photo voltaic panels and air source heat 

pumps. An additional objective of the application is to install an external fire escape to 

ensure the continued safety of the building into the future. 

3.3 The existing systems and building fabric at the Zochonis Building are currently inefficient, 

dated and in need of significant overhaul/upgrade in order to achieve the Universities 

ambition of a Zero Carbon estate by 2038.  Over the next two years the following works are 

essential to achieving the aims of this strategy and to transitioning away from imported gas: 

▪ Upgraded Roof & insulation – new Bauder roof system (achieves U value 

of 0.18); 

▪ External Wall Upgrade - with insulated plasterboard (achieves U value of 

0.25); 

▪ LED lighting; 

▪ Ventilation upgrade(s); 

▪ Air Source Heat Pumps (ASHP) & new secondary heating system; and  

▪ Solar PV panels. 
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3.4 Whilst not requiring planning permission, the upgrades to the internal fabric of the building 

and upgraded roof insulation have the potential to reduce the primary energy consumption 

associated with heating the building by 48%.  Overall, the impact of the proposed changes 

have the potential to secure an 80% reduction in carbon emissions from the building 

equating to a saving of 238 tons of carbon each and every year.   In addition to carbon 

savings the proposals will provide staff and students improved ventilation and a more 

comfortable working environment thereby ensuring the accommodation continues to meet 

the primary requirement of the building thereby helping to ensure the long-term occupation 

and future of the building.  

3.5 A programme of internal and external works are proposed, however given the Zochonis 

building is not listed, this planning application relates to external alterations only: 

▪ Demolition of the existing low height plant room wings to accommodate new air 

source heat pumps (ASHP) and air handling units (AHU). 

▪ Installation of louvred acoustic screens to conceal the new ASHPs and AHUs.  

▪ Installation of solar PV panels.  

▪ Installation of new 1100mm high Free Standing Roof Edge Protection Guardrail 

system to perimeter of flat roof behind parapet wall. 

▪ Installation of an external escape stair constructed of hot dip galvanised steel in 

black painted finish to the south western elevation of the building.  The base of the 

stair will be enclosed with railings and gate to match.  

▪ Removal of the existing uPVC sash window and stone cill at ground, first and second 

floor level on the south west elevation to install a new door with fan light in a style to 

match, giving access to the escape stair. 

 

3.6 An external Fire Consultant has confirmed that an additional means of escape to the south-

western corner of the building is required.  Various options have been reviewed, including 

accommodating an additional stair internally. However, this has been discounted due to 

the impractical implications this would have for the internal floor area; and, due to 

construction feasibility issues since the area of public realm in between the Zochonis Building 
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and Simon Building is in fact a plant ‘deck’ housing the Simon Building boiler house, meaning 

the foundation of a new enclosed stair could not be supported.   

3.7 Please refer to the submitted Design and Access Statement and architectural drawing pack 

prepared by Bowker Sadler Architecture for full details of the proposals including images 

showing how the building will appear post development.  
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4. Pre-Application Consultation 

Overview 

4.1 Pre-application discussions have played an important role in shaping the design of the 

proposed development.  Paragraphs 39-42 of the National Planning Policy Framework sets 

out the benefits of early engagement, including consideration of all fundamental issues 

associated with a proposal, which enables timely decisions to be made and reduces costs 

/ delays to the applicant; and, enables agreement on the information required to 

accompany an application.  

4.2 The applicant and design team have held a series of meetings with MCC planning and 

heritage officers prior to the submission of this application. During discussions with MCC 

officers, the various works proposed to the Zochonis building were reviewed, and it was 

agreed which works would require planning permission together with the level of supporting 

information that would be required.  The advice received from MCC officers has guided this 

submission in terms of design and the scope of the submission.  

 

 



 

 

 

 

 

 

 

University of Manchester (Directorate of Estates and Facilities Project Group) 

Zochonis Building 

15 

Paul  

 

Butler  

 

Associates 

 
Development  Heritage  Planning,  &  Consultants 13 October 2023 

5. Planning and Heritage Policy Context 

5.1 Planning policy guidance of relevance to the proposed development, and which provides 

the context for its assessment, is set out within national and local planning policy guidance.  

This includes:  

▪ The National Planning Policy Framework (NPPF); and,  

▪ The Development Plan for Manchester.  

National Planning Policy Guidance 

Planning and Compulsory Purchase Act 2004 

5.2 Section 38(6) of this 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 

is the Manchester Development Plan (comprising of the Manchester Core Strategy 

Development Plan, Saved Policies of the Unitary Development Plan for Manchester and 

Supplementary Planning Documents).  

Planning (Listed Buildings and Conservation Areas) Act 1990 

5.3 In considering the proposal, Manchester City Council are required to have special regard 

to the desirability of preserving the setting of any affected listed buildings (Section 66, 

Planning [Listed Buildings and Conservation Areas] Act 1990).   
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Historic England’s Good Practice Advice Note 2: Managing Significance in Decision-Taking 

in the Historic Environment 

5.4 Advice Note 2 was published in March 2015, and seeks to provide information on good 

practice to assist local authorities, planning and other consultants, owners, applicants and 

other interested parties in implementing the NPPF’s historic environment policy. The 

document contains useful information in terms of assessing the significance of heritage 

assets. 

Historic England Historic Environment Good Practice in Planning Note 3: The Setting of 

Heritage Assets (Second Edition, 2017) 

5.5 Published in 2017, this document provides guidance for managing change within the setting 

of heritage assets, including historic sites, areas and landscapes.  

Historic England Technical Advice Note 2:  Making Changes to Heritage Assets 

5.6 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 12: Statements of Heritage Significance: Analysing 

Significance in Heritage Assets 

5.7 This Guidance was published in 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. 
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National Planning Policy Framework (NPPF) 

5.8 The updated National Planning Policy Framework (NPPF) was most recently updated in 

September 2023 and sets out the government's objectives for achieving sustainable 

development.  At the heart of the NPPF is a presumption in favour of sustainable 

development which ensures that sustainable development is pursued in a positive way. 

5.9 Development proposals that accord with an up-to-date Development Plan should be 

approved without delay.  Where there are no relevant development plan policies, or the 

policies which are most important for determining the application are out of date, 

permission should be granted unless: 

▪ The application of policies in the Framework that protect areas or assets of particular 

importance provides a clear reason for refusing the proposed development; or 

▪ Any adverse impact of doing so would significantly and demonstrably outweigh the 

benefits, when assessed against the policies in this Framework taken as a whole.   

5.10 Paragraph 8 confirms that there are three dimensions to sustainable development; 

economic, social and environmental.  To achieve sustainable development, economic, 

social and environmental gains should be pursued in mutually supportive ways through the 

planning system.  

Delivering Sustainable Development 

5.11 The NPPF explains that the purpose of the planning system is to contribute to the 

achievement of sustainable development.  Planning policies and decisions should play an 

active role in guiding development towards sustainable solutions, but in doing so should take 

local circumstances into account, to reflect the character, needs and opportunities of each 

area. These sustainable objectives should be delivered through the preparation and 
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implementation of plans and the application of the policies in the framework. The NPPF is 

split into 17 chapters, the chapters of relevance to this development are discussed below.    

5.12 Promoting healthy and safe communities (Chapter 8) - the planning system should aim to 

achieve healthy, inclusive and safe communities. Planning decisions should aim to achieve 

places which promote, amongst other things, safe and accessible developments, where 

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

cohesion.  

5.13 Achieving well-designed places (Chapter 12) - this chapter sets out at paragraph 130 that 

planning policies and decisions should aim to ensure that developments: 

▪ 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. 

▪ Are visually attractive as a result of good architecture and appropriate landscaping.  

▪ Are sympathetic to local character and history including the surrounding built 

environment and landscape setting, while not preventing or discouraging 

appropriate innovation. 

▪ Establish a strong sense of place, using streetscapes and buildings to create 

attractive and comfortable places to live, work and visit. 

▪ Optimise the potential of the site to accommodate and sustain an appropriate 

amount and mix of development and support local facilities and transport networks. 

▪ Create places that are safe, inclusive and accessible and which promote health 

and well-being. 
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5.14 Meeting the challenge of climate change, flooding and coastal change (Chapter 14) - this 

chapter emphasises the importance of securing reductions in greenhouse gas emissions, 

minimising vulnerability and providing resilience to the impacts of climate change; and, in 

terms of flooding, development should be made safe without increasing flood risk 

elsewhere. 

5.15 Conserving and enhancing the natural environment (Chapter 15) - the planning system 

should contribute to and enhance the natural and local environment by protecting and 

enhancing valued landscapes, recognising the wider benefits of ecosystem services and 

minimising impacts on protected species. 

5.16 Conserving and enhancing the historic environment (Chapter 16) – this section deals with 

conserving and enhancing the historic environment. Paragraph 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’.  This statement demonstrates that the information and significance requirements of 

national policy have been complied with. 

5.17 Paragraph 195 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 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’. 

5.18 Paragraph 197 of the NPPF 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’. 
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5.19 Paragraph 199 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’. 

5.20 Paragraph 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 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’.  

5.21 Paragraph 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, or all of 

the following apply:  

a) the nature of the heritage asset prevents all reasonable uses of the site; and  

b) no viable use of the heritage asset itself can be found in the medium term through 

appropriate marketing that will enable its conservation; and 

c) conservation by grant-funding or some form of not for profit, charitable or public 

ownership is demonstrably not possible; and 

d) the harm or loss is outweighed by the benefit of bringing the site back into use’. 
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5.22 Paragraph 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’. 

5.23 Paragraph 203 advises that ‘The effect of an application on the significance of a non-

designated heritage asset should be taken into account in determining the application.  In 

weighing applications that directly or indirectly affect non-designated heritage assets, a 

balanced judgement will be required having regard to the scale of any harm or loss and 

the significance of the heritage asset’. 

5.24 Decision making – guidance in paragraph 38 advises that local planning authorities should 

approach decisions in a positive and creative way and work proactively with applicants. 

Decision-makers at all levels should seek to approve applications for sustainable 

development where possible.  

5.25 The proposed development scheme has been designed in accordance with the policies 

and provisions of the NPPF. 

Planning Practice Guidance 

5.26  The Planning Practice Guidance (PPG) was published in March 2014 and collates guidance 

previously published in a number of separate documents. The guidance in the PPG has 

been taken into consideration in formulating development proposals for the redevelopment 

of the Application Site. 

Local Planning Policy Guidance 

Development Plan for Manchester 

5.27 The Development Plan for Manchester comprises the following documents: 
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▪ Manchester Core Strategy Development Plan Document (July 2012); 

▪ Saved policies of the Unitary Development Plan for Manchester (July 1995);  

▪ The Guide to Development in Manchester Supplementary Planning Document and 

Guidance (April 2007); 

▪ Design for Access 2 (December 2003). 

Manchester Core Strategy Development Plan Document (July 2012) 

5.28 The Core Strategy, adopted in July 2012, sets out the long-term strategic policies for 

Manchester’s future development.  The Core Strategy recognises that climate change and 

its impact on the environment both urban and natural is one of the most significant 

challenges facing Manchester.  The Core Strategy advises that it is essential that the way in 

which Manchester develops over the plan period and beyond is set within the context of 

mitigating the impacts of climate change and adapting to its effects on the local 

environment.  The document recognises that this challenge affects all areas of the city.   

 

5.29 The Core Strategy makes several references to climate change which is a thread throughout 

the document and additionally sets out specific policies aimed at increasing local 

decentralised energy and reducing carbon emissions and the impacts of climate change:  

▪ Spatial Objective SO6: ‘Environment’ seeks to protect and enhance the natural and 

built environment of the city, ensure the sustainable use of natural resources, and secure 

a high standard of design in all development proposals. 

▪ Policy EN 4: ‘Reducing CO2 Emissions by Enabling Low and Zero Carbon Development’ 

notes that the Council will seek to reduce fuel poverty and decouple growth in the 

economy, growth in CO2 emissions, and rising fossil fuel prices, through a variety of 

actions including:  
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o Wherever possible new development and retrofit projects, including energy 

generation plant, must be located and designed in a manner that allows advantage 

to be taken of opportunities for low and zero carbon energy supplies.  

o Where possible new development and retrofit projects will be used as a mechanism 

to help improve energy efficiency and provide low and zero carbon energy supplies 

to existing buildings.  

o Where appropriate new development and retrofit projects will be required to 

connect to and/or make contributions to low or zero carbon energy schemes and/or 

to incorporate provision to enable future connection to any existing/potential 

decentralised energy schemes. 

▪ Policy EN 5: ‘Strategic Areas for low and zero carbon decentralised energy 

infrastructure’ advises that within Manchester it is considered that strategic areas will 

have a major role to play in achieving an increase in the level of decentralised, low and 

zero carbon energy supplies.  The Regional Centre (which the application site is within) 

is identified as a strategic policy area.  

5.30 In addition to policies relating to climate change, policies relating to design and heritage 

are also relevant to the proposals. The relevant Core Strategy policies are set out below.  

▪ CC 9 ‘Design and Heritage’ states that new buildings should be of the highest standards 

in terms of their appearance and function; that development in the City Centre should 

preserve or enhance heritage assets including listed buildings.    

▪ Policy EN 1 ‘Design Principles and Strategic Character Areas’ sets out that opportunities 

for good design to enhance the overall image of the City should be fully realised, 

particularly on major radial road routes.  This site is located in ‘The Corridor’ (Higher 

Education Precinct (HEP) Character Area, which states new development needs to 

reflect the significant scale and form expected from major City institutions and 
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opportunities will exist for more innovative and contemporary built forms, which have 

regard to the historic context. 

▪ Policy DM1: ‘Development Management sets out various issues that development 

should have regard to, including: appropriate siting, layout, scale, form, massing, 

materials and detail; impact on the surrounding areas and effects on amenity. 

▪ Policy EN 3 ‘Heritage’ states that new developments must preserve or enhance the 

character and setting of areas and buildings of acknowledged importance.   

5.31 The detailed assessment of the scheme within the following planning appraisal section 

confirms that the proposal accords with the above Core Strategy policies.   

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

1995) 

5.32 The UDP was superseded by the Core Strategy.  However, a number of UDP polices have 

been ‘saved’.  Extant polices contained within the UDP which are relevant to the proposed 

scheme include:  

▪ Policy DC19 ‘Listed Buildings’ seeks to ensure that development does not have a 

detrimental impact upon the setting of listed buildings.  

▪ Policy DC26 ‘Development and Noise’ aims to minimise the adverse impact of noise on 

noise-sensitive developments. 

5.33 As with the Core Strategy policies, the detailed assessment of the scheme within the 

following planning appraisal section confirms that the proposal accords with the saved UDP 

policies listed above. 
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Guide to Development in Manchester Supplementary Planning Document 2007 (SPD)  

5.34 This document aims to support and enhance the on-going shaping of the city by providing 

a set of reasoned principles which will guide developers, designers and residents to the sort 

of development that everyone wants to see in Manchester.  The sections of the guide that 

have been considered in the development of the proposed scheme include: 

▪ Section 1 ‘Creating a Sense of Place’ aims to encourage the creation of places which 

are welcoming, inclusive, neighbourly, interesting and attractive. 

▪ Section 2 ‘Design’ provides guidance under 7 key principles recognised as being urban 

design characteristics which together create successful places. Paragraph 2.6 states 

that buildings and areas of architectural and historic importance together with their 

setting will be preserved and enhanced. 

▪ Section 3 ‘Accessibility’ sets out design principles that will help to achieve accessible 

development and makes reference to the guidance document ‘Design for Access 2’ 

which provides detailed information on design standards. 

▪ Section 4 ‘Environmental Standards’ considers energy efficiency, the use of renewable 

energy and water and waste management. 

5.35 The proposed redevelopment scheme has been designed in accordance with the 

objectives outlined within this document. 
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6. Appraisal 

Introduction  

6.1 It is a requirement of section 38(6) of the Town and Country Planning Act 2004 that where a 

development plan contains policies relevant to an application, the decision must be made 

in accordance with the development plan, unless material considerations indicate 

otherwise. 

6.2 The statutory development plan therefore relating to the application site consists of the 

Manchester City Council Core Strategy (adopted 2012) and the saved policies of the UDP.  

Material considerations relating to the application site include the National Planning Policy 

Framework, Planning Practice Guidance and Supplementary Planning Documents 

prepared by Manchester City Council.  

6.3 The remainder of this section will examine the principle of development proposed for this 

site, followed by an appraisal of the scheme against all other relevant planning and 

environmental considerations. Having regard to the above planning policy guidance, the 

main material considerations against which the proposed scheme should be considered, 

and which are discussed in this section, include: 

▪ Principle of Development; 

▪ Design; 

▪ Heritage Assessment;  

▪ Potential Impact on Amenity; 

▪ Noise; and 

▪ Crime and Security Issues. 
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Principle of Development 

6.4 The principle of installing rooftop plant associated with decarbonising technology is wholly 

acceptable in principle and is supported by Core Strategy policies SO6, EN4, and EN5 which 

seek to reduce CO2 emissions by enabling low carbon development. There is an existing 

plant room on the roof of the fourth (top) floor level which houses existing plant, therefore 

the principle of plant on the roof is already established. The proposals will involve the 

expansion of the existing plant function including provision of new ASHPs and new PV 

panels.  

 

6.5 The scheme will clearly help meet an identified need for reducing CO2 emissions by 

enabling low and zero carbon development in Manchester.  The application supported by 

an Energy Statement prepared by DSSR Consulting Engineers. This report confirms that the 

existing systems and building fabric at the Zochonis Building are currently inefficient, dated 

and in need of significant overhaul/upgrade in order to achieve the Universities ambition of 

a Zero Carbon estate by 2038. The report confirms that the internal and external works 

proposed could result in an 80% reduction in carbon emissions, equating to a saving of 238 

tons of Carbon each year with annual energy bills reducing by 31% each year.  The fabric 

upgrades will reduce the primary energy associated with heating by 48%.  As such, it is clear 

that the installation will achieve a significant carbon reduction over the present operational 

position.  Similarly, the principle of an external escape stair is considered acceptable on the 

basis that it is required for fire safety reasons and options for accommodating the stair 

internally are not feasible.  

 

6.6 Whilst the above demonstrates that the principle of development is acceptable when 

considered against local planning policy, the NPPF is a material consideration carrying 

significant weight and as such an assessment of the principle of development against the 

framework is required. The NPPF outlines a presumption in favour of sustainable 

development, whereby development proposals that accord with the development plan 

should be approved unless material considerations indicate otherwise. 

 

6.7 Having regard to the adopted policies of the Core Strategy and Saved UDP and paragraph 

11 of the NPPF, it is considered that the principle of the development is appropriate.  
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Furthermore, it is also demonstrated that the proposed development constitutes sustainable 

development when assessed against the policies in the Framework as a whole.  There are 

no other policies in the NPPF that in our view would restrict the development proposed and 

any adverse impacts of granting planning permission would not significantly or 

demonstrably outweigh the environmental benefits of the proposal. 

 

6.8 The following confirms that the principle of development is also considered to be consistent 

with the policies in the NPPF, specifically: 

Para 8c) The planning system should encourage measures to mitigate and adapt to 

climate change, including by moving to a low carbon economy.   

Para 152) The planning system should support the transition to a low carbon future 

by supporting renewable and low carbon energy and associated infrastructure.  

Para 158) states that ‘When determining planning applications for renewable and 

low carbon development, local planning authorities should: a) not require 

applicants to demonstrate the overall need for renewable or low carbon energy, 

and recognise that even small-scale projects provide a valuable contribution to 

cutting greenhouse gas emissions; and b) approve the application if its impacts are 

(or can be made) acceptable. 

6.9 The remainder of this Appraisal section evidences that proposed decarbonising 

infrastructure has been shown to be within a suitable and sustainable location, with no 

known adverse impacts arising from the development that would significantly and 

demonstrably outweigh its benefit.  The application scheme is considered to be in full 

compliance with the adopted policies of the Core Strategy and Saved UDP.  It is our view 

that no material planning considerations exist that would justify a refusal of planning 

permission. Consequently, the proposals are considered to constitute sustainable 

development as defined by the NPPF and the presumption in favour of sustainable 

development should apply in the determination of this application. 
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Design 

6.10 The proposed alterations at roof level have been designed to be visually unobtrusive; the 

proposed brick-coloured plant screen louvres seek to ensure plant is concealed from 

surrounding public vantage points, whilst the edge protection has been specified to be as 

discrete as possible.  As part of the application the visual impact of the proposed works has 

been considered and images have been generated to show how the proposal would 

appear from the most prominent positions from which the roof of the building is visible 

(Bowker Sadler Drawings: 18-047 1115 Rev A Existing Views of the Zochonis Building Sheet 1 

of 2; 18-047 1116 Rev A Existing Views of the Zochonis Building Sheet 2 of 2; 18-047 1213 Rev 

A Proposed Views of the Zochonis Building Sheet 1 of 2 and 18-047 1214 Rev A Proposed 

Views of the Zochonis Building Sheet 2 of 2).  These visuals show the edge protection on the 

lower roof levels will not be visible from street level as it will be screened by the existing 

parapet walls.  The highest roof – that of the central plant room – does not benefit from a 

parapet wall, however it has been shown by the existing and proposed images of Zochonis 

generated by Bowker Sadler that long views  No.1 - No.6 in which the guard rail may be 

seen will be recessive and therefore impact on the appearance of the roofline from ground 

level is minimal.  

6.11 The external stair to the south west elevation is a considered design response – whilst it will 

be visible, the structure will be lightweight and designed in an architectural language that 

responds to the existing metal railings at ground level.  It is considered that the open structure 

is a more appropriate solution than an enclosed stair, which could conflict with the 

architectural intent of the existing building. It is not uncommon for external stairs to be 

retrofitted to existing buildings, indeed this has become a feature often associated with 

historic buildings as a result of alterations that were commonly made to existing buildings in 

the 19th   / early 20th century in response to fire safety requirements that came into force at 

the time.  The proposed external stairs are considered to be an appropriate addition and 

not to be at odds with the existing building.  
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6.12 Overall, the proposed alterations are considered to be acceptable and consistent with 

Core Strategy and saved Unitary Development Plan policies relating to design, and chapter 

12 of the NPPF. 

Heritage Assessment  

Statement of Significance: Application Building 

6.13 The Zochonis building is not listed, but is regarded to have some local heritage significance 

and therefore is treated as being a non-designated heritage asset. The building was 

constructed in 1953, and is a good example of post-war modernist architecture. It has a 

striking appearance owing to its symmetrical and relatively minimalist design.  The building 

was designed by brothers J.S. and J.W. Beaumont, who also designed other prominent 

buildings in Manchester including the former Kenal Milne (now House of Fraser) department 

store on Deansgate and the former Lewis’ Building (now Primark) on Market Street.  The 

building is considered to be of local architectural significance.  

 

Figure 6.1: Archive photo of Zochonis Building, dated 1962. 
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Figure 6.2: Archive photo of the Simon Building with Zochonis partially visible in the background, dated 1962. 

Statement of Significance: Nearby Heritage Assets 

6.14 The application building is in proximity to a number of listed buildings.  Figure 6.3 below shows 

the application building in relation to listed buildings.  

6.15 Due to the spatial layout of intervening built form, the external alterations proposed to the 

Zochonis building will not be read within views of the listed Presbytery.  Heritage impact on 

this building is judged to be nil.  
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Figure 6.3: Historic England map showing listed buildings (blue marker) in relation to the  site (red edge).  

 

6.16 The listed buildings in proximity to the site which have potential to be impacted by the 

proposed development are set out in the Figure 6.4 below, along with a summary of their 

heritage significance. 

No. Listed Building  Heritage Significance  Contribution made by 

Setting 

1. University of 

Manchester Faculty 

of Economic and 

Social Studies and 

Attached Railings 

(Grade II) 

 

Referred to as the Dover Street 

building.  Formerly a high School 

for Girls, now university premises. 

Built in 1881-6 and designed by 

Mills and Murgatroyd and later 

extended.  Constructed of red 

brick with stone dressings, and 

slate roof.  It has an F-shaped 

plan formed by the main range 

parallel to Dover Street.  

 

The significance of the 

building’s setting is largely 

derived from views along Dover 

Street and Portsmouth Street, 

which affords views of the 

architectural detailing.  This is 

enhanced by the presence of 

the Holy Name Presbytery and 

Hall to its west. 

 

1 

2 

3 
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No. Listed Building  Heritage Significance  Contribution made by 

Setting 

2. Holy Name 

Presbytery (Grade 

II) 

Presbytery to Roman Catholic 

Church of the Holy Name.  Built 

in 1874 and designed by Henry 

Clutton.  Constructed of orange 

brick with sandstone dressings 

with slate roofs.  Roughly L-

shaped plan with main range 

projected towards the 

street.  Neo-Tudor vernacular 

style with mullion-and-transom 

windows. 

 

The building forms a group with 

the listed grade I Church of the 

Holy Name. The building’s 

setting is also complemented 

by the presence of the listed 

University of Manchester 

Faculty of Economic and Social 

Studies building.  

3. Roman Catholic 

Church of The Holy 

Name Of Jesus 

(Grade I) 

Roman Catholic church. 1867-71, 

by J.A.Hansom; completed 1928 

by A.G.Scott. Coursed sandstone 

rubble, steeply pitched slate 

roofs. C13 Gothic style. Generally 

regarded as the finest of this 

architect's churches. 

 

Forms a group with the Holy 

Name Presbytery (Grade II). This 

group value is significant for the 

contribution made by the 

setting of the church.  

4. 333, Oxford Road, 

323-7, Oxford Road 

(Grade II) 

Row of 4 town houses; No.323 

now a bank, No.325 now Friendly 

Society offices, and Nos 327 and 

333 now in one as University 

Athletics Union office. Early to 

mid C19, altered. Stucco on 

brick, slate roof.  

 

The setting is fully appreciated 

in views taken from Oxford 

Road.  

 Figure 6.4: Significance of nearby listed buildings 

 

Heritage Appraisal – Direct Impact on the Application Building 

6.17 External Staircase: The reasons for discounting proposals for an internal escape stair have 

been discussed at paragraph 3.2 of this statement and within the supporting Design and 

Access Statement. Whilst the external stair will clearly have a visual impact on views of the 

southwestern elevation of the building, it is not considered that this will result in any 

unacceptable impact on the heritage significance of the building.  It is not uncommon for 

external escape stairs to be installed to buildings of heritage significance, as noted above 

this was particularly common in the 19th / early 20th century in response to increased building 

fire safety requirements. Indeed, external stairs have become a feature synonymous with 

historic buildings and historic settings, for example in Manchester’s Northern Quarter. The 

impact of the stair would be localised to the southwest elevation, whilst the overall 
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architectural significance of the building would be sustained. The alteration of the existing 

window to create a door at  

6.18 Alterations at Roof Level: The 110mm high guardrail proposed to the perimeter of the flat 

roof at the third and fourth floor levels will project above the existing parapet wall by a 

marginal amount.  Visuals submitted in support of the application show the edge protection 

on the lower roof levels not to be visible from street level as it will be screened by the existing 

parapet walls.   These installations will not impact on the appearance of the building from 

ground level. 

6.19 The guardrail proposed to the roof of the existing plant room will not be screened by a 

parapet wall and therefore will be visible within long range views of the building.  It has been 

shown by the existing and proposed images of Zochonis generated by Bowker Sadler 

(Drawings: 18-047 1115 Rev A Existing Views of the Zochonis Building Sheet 1 of 2; 18-047 1116 

Rev A Existing Views of the Zochonis Building Sheet 2 of 2; 18-047 1213 Rev A Proposed Views 

of the Zochonis Building Sheet 1 of 2 and 18-047 1214 Rev A Proposed Views of the Zochonis 

Building Sheet 2 of 2) that long views  No.1 - No.6 in which the guard rail may be seen will be 

recessive and therefore impact on the appearance of the building will be minimal. 

6.20 The proposed expansion of the existing plant room at roof level will result in the north and 

south walls of the plantroom wings being shifted slightly closer to the eaves of the building.  

This will have a negligible visual impact to long range views (Drawings: 18-047 1115 Rev A 

Existing Views of the Zochonis Building Sheet 1 of 2; 18-047 1116 Rev A Existing Views of the 

Zochonis Building Sheet 2 of 2; 18-047 1213 Rev A Proposed Views of the Zochonis Building 

Sheet 1 of 2 and 18-047 1214 Rev A Proposed Views of the Zochonis Building Sheet 2 of 2).   

Furthermore it is noted that longer views are restricted as a result of the existing spatial 

arrangement of the buildings surrounding the site, as well views being obscured by existing 

established trees located close to the building in Brunswick Park.  The infrastructure proposed 

to the roof of the building will therefore have some visual impact, but it is not considered 

that this would be minimal and not detract from the significance of the building.  
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6.21 Whilst some aspects of the proposals are associated with impacts to the visual appearance 

of the building, there are significant public benefits associated with the proposed works in 

terms of reduction of carbon emissions and tackling climate change, which are considered 

to mitigate against any perceived harm – the impact of which should not be regarded as 

being of a scale which should prevent the application from proceeding, based on the 

limited significance of the building. In accordance with national policy, a balanced 

judgement of the minor scale of the harm against the limited significance of the application 

building has concluded that this impact is justified. 

Heritage Appraisal – Impact on Nearby Heritage Assets 

6.22 The application building is located within proximity to various listed buildings and therefore 

has potential to impact upon their setting. Following a site survey and desk-based review 

using Google ariel imagery, it is concluded that by virtue of the spatial arrangement of 

neighbouring buildings and intervening built form, that the external alterations proposed to 

the Zochonis building will not be co-visible within any views of the listed buildings numbered 

2 to 4 on figures 6.1 and 6.4.  As such it is judged that there would be no heritage impact 

upon these buildings.  

6.23 With regard to the Dover Street Building (listed as University of Manchester Faculty of 

Economic and Social Studies and Attached Railings), the proposed external stair will impact 

views of this building taken from Brunswick Park looking south (Figure 6.4), albeit it is noted 

that these longer-range views are already partially obscured by existing trees.  The stair will 

also be visible in shorter range views taken from locations adjacent to the southwest 

elevation of the Zochonis building (for example figure 6.5 below). Presently within this view, 

the tower of the grade II listed building is framed between the application building and the 

Simon Building. The proposed stair results in some interference with this arrangement, which 

is judged to result in a degree of harm to the setting of this building when experienced from 

this viewpoint.  The works to the roof of the application building are considered to be 

sufficiently isolated from impacting on views of this building and therefore will have no 

discernible impact on the setting of the setting of the Grade II Dover Street building.   
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Figure 6.5: View of the Dover Street building from Brunswick Park.  

 

Figure 6.6: View of the Dover Street building framed by Zochonis and the Simon Building.  

6.24 Overall, it is concluded that the impact of the external stair on the setting of the Dover Street 

would equate to less than substantial harm. The proposed development will deliver 

significant public benefits in terms of tackling the climate emergency, which would wholly 

outweigh the level of harm identified. The proposals are therefore acceptable with regard 

to the policy within tests set out at paragraph 202 of the NPPF.  
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Potential Impact on Amenity 

6.25 Core Strategy policy DM1 advises that all development should have regard to impact on 

amenity, including privacy, light, noise and vibration, amongst other things. The proposed 

external alterations will not result in any loss of amenity to neighbours by way of overlooking, 

overbearing impact, loss of light, glint / glare, or vibration.  A Glint and Glare Assessment has 

been prepared by Mabbet to assess potential for the PV installation to impact on nearby 

sensitive receptors. The report concludes that the proposed PV array would have an 

acceptable impact and that no mitigation is required.  Nor would the proposals result in any 

adverse visual amenity as discussed at paragraph 6.6 of this statement.  Noise is considered 

in further below.  

Noise  

6.26 An Environmental Noise Survey Report has been prepared by Hoare Lea. Informed by an 

environmental noise survey caried out over 5-day period, the report confirms that all noise 

generating plant and equipment associated with the development will be designed to 

ensure that the noise egress limits specified above are achieved.  Whilst the plant design is 

not yet sufficiently progressed to comment on specific attenuation measures, such 

measures would typically include in-duct attenuation, acoustic screening or enclosure, low 

noise equipment, and acoustically rated louvres.  

6.27 The report notes that given the high existing background noise levels measured and 

distance to the nearest sensitive premises, it is expected that the noise limits set out can be 

achieved without requiring onerous measures. Based on the findings of the Noise Survey 

Report, it is concluded that the proposed development is consistent with CS policy DM1, 

UDP policy DC26 and the relevant provisions of the NPPF with regard to acoustic 

considerations. 
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Crime and Security Issues 

 

6.28 The installation of an external escape stair could be associated with potential for crime or 

security issues by creating potential for unauthorised access. In order to mitigate this the stair 

will be enclosed at ground level. The proposals are acceptable from a security perspective 

and will be in accordance with the provisions of local and national policies which seek to 

achieve well designed, safe places.   
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7. Conclusions 

7.1 This Planning and Heritage Statement has been prepared University of Manchester 

(Directorate of Estates and Facilities Project Group) in support of an application seeking full 

planning permission for external alterations and installation of plant to the Zochonis Building 

within the University estate. 

7.2 The development proposed by this application will achieve a significant carbon reduction 

over the Zochonis building’s current operational position.  The scheme will clearly help meet 

an identified need for reducing CO2 emissions by enabling low and zero carbon 

development in Manchester.  In addition, the works will also ensure that the improved 

building meets fire safety requirements.  

7.3 This statement has provided an assessment of the various planning impacts associated with 

the proposals, supported by technical reporting where relevant. This assessment has 

successfully demonstrated that there are no technical reasons that would warrant refusal of 

planning permission.  

Summary of contribution to Sustainable Development  

7.4 In summary, set against the three dimensions of sustainable development identified at 

paragraph 8 of the NPPF, the proposed development would fulfil all of the following:  

Economic role: In the short term, job opportunities associated with the construction and 

procurement will be created. Furthermore, the reduction in annual carbon emissions will be 

associated with lower energy costs, enabling the applicant to make long term savings on 

maintaining the estate.  

Social Role: The proposals will improve ventilation and cooling/ heating within the building, 

which will provide an appropriate operational environment for students and staff using the 
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building.  The provision of an external fire escape stair to ensure compliance with fire safety 

requirements is associated with  social benefits.  

Environmental: The proposed works have potential to provide up to an 80% reduction in 

carbon emissions, equating to a saving of 238 tons of Carbon each and every year. The 

proposals will therefore achieve a significant reduction in carbon emissions, and represent 

meaningful progress in the applicant’s transition to a Zero Carbon estate by 2038.  

7.5 In light of the need to balance the benefits of allowing the proposed development against 

any adverse impacts that may arise as a result, we conclude that the benefits outlined 

above would not be significantly and demonstrably outweighed by any perceived adverse 

impacts if planning permission was granted. The proposals are therefore considered to 

constitute sustainable development as defined by paragraph 8 of the NPPF and 

consequently the presumption in favour of sustainable development should apply in the 

determination of this application.  
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Appendix 1: Framework Construction Management Plan  

 

This appendix to the Planning Statement provides initial details in respect of how it is envisaged the 

construction phase will be managed.  At the planning submission stage of the process, in 

advance of a contractor being appointed it is not feasible to submit a detailed construction 

management plan.  A construction management plan is usually produced by the main 

contractor as they will have their own ‘in house’ procedures and regulations in place to manage 

the construction phase.  The appointment of a contractor typically takes place once planning 

permission has been approved, and therefore this matter is usually the subject of a pre 

commencement planning condition in the Manchester City Council administrative area.  

 

RECOM, heading the Project Team, has opened discussions with the University Estates Dept during 

the pre-application stage and have gained an insight into the various issues which may face staff 

and students in nearby buildings.  RECOM and their appointed contractor will continue to work 

closely with the University Estates Dept to ensure that construction activity is managed effectively 

to minimise potential impacts on occupants of the surrounding buildings.  

 

RECOM are keen to manage this process proactively and this may include the site manager 

liaising with building managers/staff/students so they have a ‘point contact’ should they need it.  

It is also envisaged that the contractor will hold a consultation session with the building managers 

of surrounding buildings prior to construction commencing.  As mentioned above the construction 

management plan is usually the subject of a planning condition and will likely include information 

with respect to the items listed below:  

• Establishing a point of contact for staff/students prior to construction works commencing on site. 

• Identified construction compound.  

• Identified vehicular access points into the site for all construction traffic, staff vehicles and heavy 

goods vehicles.  

• Defined access and egress routes for demolition and construction traffic, including staff, delivery 

and construction vehicles, including HGVs.  

• Details of dust suppression measures and measures to control dust and mud on the surrounding 

public highway network.  

• Methodology for the undertaking of demolition, including any asbestos identified to be removed 

by a licensed contractor.  
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• Specified working hours for the site including hours for the delivery of materials.  

• Identified measures for the management of on-site construction vehicles and plant machinery in 

order to reduce noise/emissions.  

• Measures for securing the site, including on site security and lighting.  

RECOM will work proactively with the Council through the post planning approval in order to 

formalise the effective management of the construction phase. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 


