
Planning 

Growth & Development 

Delegated officer report for planning application 

Application no. 137060/FO/2023 

Date registered valid: 29 August 2023 

Proposal: Installation of PV panels 

Address: 22 St John Street, Manchester, M3 4EB 

Ward(s): Deansgate Ward 

Applicant: RA Project 5X Limited   

Agent (if any): Mr Tim Cropper Mialex  

Case officer: Max Gibson 
Tel: 0161 219 6359 
Email: maximillian.gibson@manchester.gov.uk 

Recommendation: Approve     

Date of recommendation: 20 October 2023 



Application details 

Type of application: Full Application Consent 

Development type: Minor Other 

Date of site visit:

Standard consultations: 
Printed: 26 September 2023  Expired: 17 October 2023 

Neighbour notifications 
Printed: 26 September 2023  Expired: 17 October 2023 

Site notice 
Posted:   Expired:  

Press advert 
Published: 3 October 2023  Expired: 17 October 2023 

Departure from Development Plan:  No 

Environmental Statement: Not required  

Description of site/building 

The site relates to a modern (1970's) three-storey extension to the rear of 22 St John Street, a 
Grade II listed, late 18th century three storey townhouse constructed from red brick. Much of the 
building's significance is derived from the facade that faces on to St John Street. The rear 
extension is L-shaped in plan form with a pitched slate roof. The short edge is attached to an 
outrigger at no.22 with the bulk of the building addressing Artillery Street. Private car parks 
make up the intervening spaces.  

Listed building:  Not applicable  

Conservation area: St John Street Conservation Area 1970  

Tree Preservation Order:  n/a 

Description of area 

The area relates to St John Street Conservation Area, which lies just west of Deansgate. The 
street takes its name from the Georgian Church which stood on the site of what is now St. 
John's Gardens. From the historic maps it appears that the houses in the street were built in 
phases between 1770 and 1850. The majority of the buildings on the street are Grade II listed, 
being some of the few remaining examples of Georgian architecture in Manchester's city centre. 
The surrounding area comprises mainly commercial uses as the properties in St. John Street 
are largely used for Class E office uses.  

Description of development 

The development relates to the installation of photovoltaic panels to the roof of the rear modern 
extension. 



Consultations & Notification Responses 

Publicity - a notice was displayed on site advertising works affecting a listed building and 
conservation area. An notice was posted in the local press advertising works affecting a listed 
building and conservation area. Letters were sent to surrounding occupiers informing them of 
the development. No representations have been received as a result of this publicity. 

-Manchester Airport Safeguarding Officer - The Safeguarding Authority for Manchester Airport 
has assessed this proposal and its potential to conflict with aerodrome Safeguarding criteria. 
We have no objection to this development. Informative requested, attached to this approval 

-Helipad Manager - This area exceeds 2km from the MRI site and as such there would be no 
objection or conditions required for installation of PV panels at this location. 

Issues 

Policies 
The main policies that relate to this application are policies DM1 (Development Management), 
SP1 (Spatial Principles), EN4 (Reducing CO2 Emissions by Enabling Low and Zero Carbon 
Development) Sections 2 (Achieving sustainable development) and 14 (Meeting the challenge 
of climate change, flooding and coastal change) of the National Planning Policy Framework. 

Places for Everyone (2023) 

The Places for Everyone Plan is a Joint Development Plan Document, providing a strategic plan 
and policies, for nine of the 10 boroughs which make up Greater Manchester. Once 
the Places for Everyone Plan is adopted it will form part of Manchester’s development plan.

To date, five consultations have taken place in relation on the Plan.  The Examination of Plan, 
following its submission in February 2022, began in November 2022.  Following the completion 
of the Examination of the Plan, main modifications have now been proposed which will now 
become the subject of further public consultation.    

The City Council’s Executive agreed the Main Modification on 4 October 2023 and endorsed an 
8-week period of public consultation on the Main Modifications commencing no earlier than 9 
October 2023.

Any representations will be forwarded to the Examination team managing the Plan.   The 
Inspectors will consider all representations on the proposed Modifications before finalising the 
examination report.

Given the stage the Plan has reached, and level of public consultation and scrutiny it has 
received, the Plan and its policies is now a material planning consideration in the determination 
of planning applications.  The Plan and its policies must therefore be given significant weight in 
the planning balance.  

Policy JP-S1: Sustainable Development 
 To meet our carbon commitments we will need to significantly upscaling solar 

photovoltaic energy 
 Retrofitting the existing building stock therefore presents a significant opportunity to help 

meet the 2038 carbon neutrality target. 

Principle 



The proposed development relates to the installation of 2no. photovoltaic panel arrays to the 
rear extension of no.22 St John Street. The proposal will help to minimise CO2 emissions in 
Manchester. The installation of low and zero carbon energy sources is supported by policy EN4 
of the Manchester Core Strategy (2012), which encourages retrofit projects that would help 
improve energy efficiency and provide low and zero carbon energy supplies to existing 
buildings. Policy JP-S1: Sustainable Development of Places for Everyone also supports this 
aim, recognising the necessity of the use of PV panels and retrofitting to achieve Greater 
Manchester’s Carbon reduction aims. Given the above, the principle of the development is 
considered acceptable.

Visual amenity 
22 St John Street consists of two distinct elements. There is the original 18th Century building 
facing St John Street and a modern extension to the rear. The rear extension, designed as a 
modern functional office block, has an entirely different aesthetic to the historic part of the 
building sharing greater physical, visual, and spatial characteristics with the more modern 
commercial buildings fronting onto Artillery Street and is not considered to have any great 
aesthetic value. 

The installation of the PV arrays, by virtue of their combined size, sleek glazed materials, 
profile, and framing detail, would change the appearance of the extensions' roofs. However, by 
virtue of their siting on the modern section of the building, would not be visible from any public 
vantage point.   

The roofs in question face on to an internal courtyard area to the rear of nos.18-22, views from 
the street to which are blocked owing to the extension's siting, scale and massing. There would 
be limited views of the PV arrays within the setting of the private rear car parks of no.22 and 
from windows at the rears of nos.18-22.  

Given the above, the proposed PV arrays would have no impact on the street scene and would 
not have an unduly harmful effect on the architectural quality of design of the building to which 
they would be installed. The proposal is, therefore, considered to have a negligible impact on 
visual amenity.  

Given the listed status of the building, listed building consent is sought under 137061/LO/2023.  
The original building is of high significance and derives much of this significance from the 
historic, Georgian facade on St John Street. The rear extension, designed as a modern 
functional office block, has an entirely different aesthetic to the historic part of the building 
sharing greater physical, visual, and spatial characteristics with the more modern commercial 
buildings fronting onto Artillery Street.  As detailed above, the slim profile of the pv panels, 
ensures the panels are largely flush with the main roof.  The roof is also not visible from any 
public vantage point.   

Notwithstanding this, the proposal would result in a modern intervention into the listed building 
within the conservation area.  This would therefore result in a low level of less than substantial 
harm as defined by the NPPF.  As required by paragraph 202 of the NPPF, it is necessary to 
ensure that the required public benefits exist.  This is in the form of ensuring that the building is 
energy efficient and the use of renewable technologies minimises the developments impact on 
climate change.  

Aerodrome Safeguarding 
The Manchester Airport Safeguarding Officer and the Manchester Royal Infirmary Helipad 
Manager were both consulted to assess whether there were any safety concerns about the 
interaction between the proposed PV arrays and aircraft. Both stated no objections to the 



development and therefore the proposal is considered acceptable pursuant to policy DM2 of the 
Manchester Core Strategy.  

Other Legislative Requirements 
Equality Act 2010 
Section 149 (Public Sector Equality Duty) of the Equality Act 2010 requires due regard to the 
need to: Eliminate unlawful discrimination, harassment and victimisation and other conduct 
prohibited by the Act and; Advance equality of opportunity between persons who share a 
protected characteristic and persons who do not share it. The Equality Duty does not impose a 
legal requirement to conduct an Equality Impact Assessment. Compliance with the Equality 
Duty involves consciously thinking about the aims of the Equality Duty as part of the process of 
decision-making. 

Human Rights Act 1998 considerations 
This application needs to be considered against the provisions of the Human Rights Act 1998. 
Under Article 6, the applicants (and those third parties, including local residents, who have 
made representations) have a right to a fair hearing and to this end the local planning authority 
must give full consideration to their comments. 

Protocol 1 Article 1, and Article 8 where appropriate, confer(s) a right of respect for a person’s 
home, other land and business assets. In taking account of all material considerations, including 
Council policy as set out in the Core Strategy and saved polices of the Unitary Development 
Plan, the Director of Planning, Building Control & Licensing has concluded that some rights 
conferred by these articles on the applicant(s)/objector(s)/resident(s) and other occupiers and 
owners of nearby land that might be affected may be interfered with but that that interference is 
in accordance with the law and justified by being in the public interest and on the basis of the 
planning merits of the development proposal. She believes that any restriction on these rights 
posed by the recommendation given is proportionate to the wider benefits of and that such a 
decision falls within the margin of discretion afforded to the Council under the Town and 
Country Planning Acts. 

Recommendation: Approve   

Article 35 Declaration 

Officers have worked with the applicant/agent in a positive and proactive manner based on 
seeking solutions to problems arising in relation to dealing with the planning application. 

Condition(s) to be attached to decision for approval OR Reasons for recommendation to 
refuse 

 1) The development must be begun not later than the expiration of three years beginning with 
the date of this permission.  

Reason - Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 
1990. 

 2) The development hereby approved shall be carried out in accordance with the following 
drawings and documents:  

-Drawing - Proposed 2215-110 ROOF PLAN received by the City Council, as Local Planning 
Authority, on 23/05/2023. 



-Drawing - Proposed SECTIONS AA-BB received by the City Council, as Local Planning 
Authority, on 15/08/2023. 

-Drawing - Proposed PHOTOVOLTAIC DETAILS 
-Drawing - Proposed PHOTOVOLTAIC DETAILS  
received by the City Council, as Local Planning Authority, on 29/08/2023. 

-Design & Access Statement DESIGN AND ACCESS STATEMENT received by the City 
Council, as Local Planning Authority, on 23/05/2023. 

Reason - To ensure that the development is carried out in accordance with the approved plans. 
Pursuant to policies SP1 and DM1 of the Core Strategy. 



Appendix 1 – List of consultees & neighbours notified 

 Manchester Airport Safeguarding Officer 
 Helipad Manager 

Third Floor, 15 Quay Street, Manchester, M3 3HN 
First Floor, 15 Quay Street, Manchester, M3 3HN 
Second Floor, 15 Quay Street, Manchester, M3 3HN 
Fifth Floor, 15 Quay Street, Manchester, M3 3HN 
Fourth Floor, 15 Quay Street, Manchester, M3 3HN 
24A - 26 St John Street, Manchester, M3 4DJ 
MANSON INSURANCE LTD, Ground Floor, 15 Quay Street, Manchester, M3 3HN 
18 - 20 St John Street, Manchester, M3 4EA 
13 St John Street, Manchester, M3 4DQ 
The Blues Kitchen, 13 Quay Street, Manchester, M3 3HN 
17 Quay Street, Manchester, M3 3HN 
Offices, 18 - 20 St John Street, Manchester, M3 4EA 
21 St John Street, Manchester, M3 4DT 
17 St John Street, Manchester, M3 4DR 
15 St John Street, Manchester, M3 4DG 
23 St John Street, Manchester, M3 4DT 
24 St John Street, Manchester, M3 4DF 
15 Quay Street, Manchester, M3 3HN 
19 St John Street, Manchester, M3 4DS 
22 St John Street, Manchester, M3 4EB 

Appendix 2 – Planning constraints 

Article 4 Direction - City Centre PD Restriction - Class B1(a) To C3 
Article 4 Direction - Removal Of PD Rights Change Of Use From Class C3 To Class C4 
Aircraft Safeguarding Zone - Aircraft Safeguarding Zone - All Exceeding 90M 
Coal Authority - Development Low Risk - Name: DEVELOPMENT_LOW_RISK_AREA 
Conservation Area - St John Street Conservation Area 1970 
Area Team Boundary - Name: CENTRAL 
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