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Application no. 137430/LO/2023 

Date registered valid: 11 August 2023 

Proposal: Listed Building Consent for removal of existing satellite equipment and 
installation of replacement satellite dish and antenna on hotel roof top. 

Address: Great John Street Hotel , Great John Street, Manchester, M3 4FD 

Ward(s): Deansgate Ward 
 

Applicant: Mr James Nichols THG  

Agent (if any): Mr James Ketley Euan Kellie Property Solutions Limited  

Case officer: Jack Naven 
Tel: 0161 219 2095 
Email: jack.naven@manchester.gov.uk 

Recommendation:        Approve 

Date of recommendation: 18 September 2023 

 
  



Application Details 
 
Type of application: Listed Building Consent 
 
Development type: Listed building alteration 
 
Date of site visit: 16 August 2023 
 
Standard consultations: 
Printed: 15 August 2023  Expired: 5 September 2023 
 
Neighbour notifications 
Printed: 15 August 2023  Expired: 5 September 2023 
 
Site notice 
Posted: 16 August 2023  Expired: 6 September 2023 
 
Press advert 
Published: 22 August 2023  Expired: 5 September 2023 
 
Departure from Development Plan:  No 
 
Environmental Statement:  Not required  
 
Description of Site/Area 
 
Listed building:  Grade II 
 
Conservation area:  Castlefield Conservation Area 1979  
 
Tree Preservation Order:  Not applicable 
 
Great John Street Hotel is a three storey building bounded by Great John Street, Atherton 
Street, Little John Street, and the Bauhaus building, a modern residential building constructed in 
2005. The Site extends to approximately 0.16 acres (0.06 hectares) in size. The Site is located 
within the northern section of the Castlefield Conservation Area and is adjacent to the St John 
Street Conservation Area. The building is Grade II listed. 
 
The building was opened in 1912 as 'The Atherton Street Council School' for the Manchester 
Education Committee. The school later became part of the Granada TV complex during the 
1960's-1990's, in which time it was utilised for storage and set design purposes. In 2005, it was 
converted into a boutique hotel resulting in a number of alterations internally and externally, 
including a Ground Floor Extension to Atherton Street and a Roof Top Extension. It has been in 
use as a hotel since then. 
 
The building is near to the Grade II Listed St John's Passage Bollards (1). Further along Lower 
Byrom Street lies the Grade II listed Museum of Science and Industry, Former Lower Byrom 
Street Warehouse (2), and west of that lies the Grade II listed Bonded Warehouse (3). 
Surrounding uses include offices, bars, restaurants, open space, museum and apartment 
 
Description of Development 
 
The proposal seeks the removal of existing satellite equipment and installation of replacement 
satellite dish and antenna on hotel roof top. 



 
Consultations & Notification Responses 
 
Heritage & Urban Design - Are supportive of the works. They recommended that conditions be 
added concerning the removal and fixing and on making good the holes in the mortar. 
 
Publicity - Neighbour notification letters were sent to surrounding properties. A site notice and 
local press advert were also produced. At the time of writing this report, no representations have 
been received due to this publicity. 
 
Policy 
 
The main issue for consideration relates to the impact of the proposals on the identified heritage 
assets in regard to preserving and, where possible, enhancing identified assets. The main 
polices that relate to the proposal are Section 16 (Conserving and enhancing the Historic 
Environment) of the revised National Planning Policy Framework (NPPF) (2019), and Policies 
DM1 (Development Management), EN3 (Heritage), EN1 (Design Principles and Strategic 
Character Areas), CC9 (Design and Heritage) and SP1 (Spatial Principles) of the Adopted Core 
Strategy for the City of Manchester (2012), and saved policies DC18.1 (Conservation Areas) 
and DC19.1 (Listed Buildings) of the Unitary Development Plan for Manchester (1995). 
 
The Adopted Core Strategy for the City of Manchester 
 
CC9 (Design and Heritage) states that development in Manchester City Centre should 
preserve or enhance the heritage assets that have been identified. Developers must recognise 
the specific design challenges that must be overcome to ensure complementary of function and 
form.  
 
EN3 (Heritage) states that the Council will encourage development that complements and 
takes advantage of the distinct historic and heritage features of its districts and neighbourhoods. 
New developments must be designed so as to support the Council in preserving, or where 
possible, enhancing the historic environment, the character, setting and accessibility of areas 
and buildings of acknowledged importance.  
 
SP1 (Spatial Principals) states that development in all parts of the city should protect and 
enhance the built and natural environment.  
 
DM 1 (Development Management) states that development should have regard to appropriate 
siting, layout, scale, form, massing, materials and detail; impact on surrounding areas in terms 
of the design, scale and appearance of the proposed development; development should have 
regard to the character of the surrounding area; and effects on amenity. 
 
EN4 (Reducing CO2 Emissions by Enabling Low and Zero Carbon Development) states 
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 number of actions. 
 
The Unitary Development Plan for the City of Manchester 
 
DC18.1 (Conservation Areas) states that the Council will give particularly careful consideration 
to development proposals within Conservation Area. The Council will seek to preserve and 
enhance the character of its designated conservation areas by carefully considering; the 
relationship of new structures to neighbouring buildings and spaces; and the effect of major 
changes to the appearance of existing buildings. 
 



DC19.1 (Listed Buildings) states that the Council will have regard to the desirability of 
securing the retention, restoration, maintenance and continued use of such buildings and to 
protecting their general settings by; not permitting any external or internal alterations or addition 
to a listed building where, in its opinion, there would be an advise effect on its architectural or 
historic character; and seek to preserve and enhance the setting of listed buildings by 
appropriate control over the design of new development in their vicinity, control over the use of 
adjacent land, and where appropriate, by the preservation of trees and landscape features. 
 
National Policy 
 
Sections 16, 66 and 74 of the Listed Buildings and Conservation Areas Act 1990 requires 
that special consideration is given to the preservation of the significant fabric and setting of 
listed buildings and conservation areas. Development decisions should, therefore, accord with 
the requirements of the NPPF and to section 16 (Conserving and Enhancing the Historic 
Environment). 
  
It is a fundamental requirement of the NPPF that planning proposals contribute to the 
achievement of "sustainable development". In order to meet this key planning objective, in this 
instance, the development should sustain and contribute to the stimulation of a thriving historic 
environment. 
  
Paragraph 189 advises that heritage assets should be conserved in a manner appropriate to 
their significance. 
  
Paragraph 194 advises that Local planning authorities should require an applicant to describe 
the significance of any heritage assets affected. The level of detail should be sufficient to 
understand the potential impact of the proposal on their significance. 
  
Paragraph 195 advises that LPAs should ensure that any conflict between the heritage asset's 
conservation and any aspect of the proposal is avoided or minimised. 
  
Paragraph 197 advises that in determining applications, LPA's 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. 
- The desirability of new development making a positive contribution to local character and 
distinctiveness. 
  
Paragraph 199 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. 
  
Paragraph 200 advises that any harm to or loss of a designated heritage asset should require 
clear and convincing justification. Substantial harm or loss should be exceptional and 
substantial harm to or loss of designated heritage assets of the highest significance, including 
grade I and II* listed buildings should be wholly exceptional. 
  
Paragraph 201 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 securing its optimum viable use. 
  
Paragraph 202 advises that Proposals of less than substantial harm to the significance of a 
designated heritage asset should be assessed against the wider public benefits of the proposal.  



  
Section 12 (Achieving Well Designed Places) advises that the government attaches great 
importance to the design of the built environment. Good design is a key aspect of sustainable 
development, is indivisible from good planning, and should contribute positively to making 
places better for people. 
  
Under these criteria the effect of the proposal on the affected heritage assets has been 
considered. 
 
Issues 
 
Principle 
 
It is accepted that the principle of undertaking works for the removal of existing satellite 
equipment and installation of replacement satellite dish and antenna on hotel roof top is 
considered necessary.  
 
It was initially queried with the client as to whether dishes and antenna were still needed for 
these services, instead of them being delivered through cable / internet. It was confirmed by the 
client that the particular communication systems in place at the hotel still require a satellite dish 
in order to provide good TV reception for hotel guests at the hotel. 
 
In considering whether the proposal is acceptable, it must be determined what impact the 
proposed works will have on the Grade I Listed Building. 
 
Proposal and Assessment of Significance 
 
It is considered that the proposed works will result in a very low level of harm to both the fabric 
and the significance of the Listed Building. The proposed replacement satellite dish and 
antenna will be replaced like for like using the existing mortar joints on the concealed area on 
the inside face of the parapet wall. 
 
The proposal will not be able to be seen from street level and so will not have an impact on the 
historic significance on the exterior appearance of the Listed Building when viewed from street 
level. 
 
Conditions have been added to make sure that the removal of the existing fixing be carried out 
in a manner approved and signed off by our specialist heritage officer. The same has been 
done concerning the making good of any holes in the mortar. 
 
Conclusion 
 
In view of the above, this application is considered acceptable, as the works are not considered 
to cause any harm to the special interest and character this Grade I listed building. 
 
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 18 of the Planning (Listed Buildings and 
Conservation Areas) Act 1990. 
 
 2) The development hereby approved shall be carried out in accordance with the following 
drawings and documents:  
 
Received by the City Council as Local Planning Authority on 29 June 2023:  
 
Proposed Roof Plan 11116-EPR-00-XX-DR-A-02-0350 
Proposed Site Plan 11116-EPR-00-XX-DR-A-01-0350   
Design and Access Statement 
 
Received by the City Council as Local Planning Authority on 17 July 2023: 
 
Proposed Cross Section 
 
Received by the City Council as Local Planning Authority on 11 August 2023: 
 



Heritage Statement 
 
Received by the City Council as Local Planning Authority on 04 September 2023: 
 
Covering Letter (Which includes a section on the methodology of removing fixings and making 
good any holes in the mortar) 
 
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.  
 
 3) As part of the process of removing the existing equipment, all removal of fixings shall be 
carried out fully in accordance with the approved information in the following document: 
 
Covering Letter received on the 04th September 2023 
 
Reason - In the interests of visual amenity, and because the proposed works affect a building 
which is included in the Statutory List of Buildings of Special Architectural or Historic Interest so 
careful attention to building work is required to protect the character and appearance of this 
building in accordance with policies SP1, CC9, EN1, EN 3 and DM1 of the Adopted Core 
Strategy for the City of Manchester, the Design and Principle of the Guide to Development in 
Manchester SPD and saved policies DC18.1 and DC19.1 of the Unitary Development Plan for 
the City of Manchester. 
 
 4) Following the removal and the existing equipment and prior to the first use of the equipment 
being installed as part of this proposal, all mortar holes shall be made good fully in accordance 
with the approved information in the following document: 
 
Covering Letter received on the 04th September 2023 
 
Reason - In the interests of visual amenity, and because the proposed works affect a building 
which is included in the Statutory List of Buildings of Special Architectural or Historic Interest so 
careful attention to building work is required to protect the character and appearance of this 
building in accordance with policies SP1, CC9, EN1, EN 3 and DM1 of the Adopted Core 
Strategy for the City of Manchester, the Design and Principle of the Guide to Development in 
Manchester SPD and saved policies DC18.1 and DC19.1 of the Unitary Development Plan for 
the City of Manchester. 
 
5) If at any time in the future, should the equipment installed as a part of this proposal be 
considered to be no longer necessary the deliver good TV reception to hotel guests at the 
development, then the equipment should be removed in accordance with the approved 
information in the following document: 
 
Covering Letter received on the 04th September 2023 
 
Reason - In the interests of visual amenity, and because the proposed works affect a building 
which is included in the Statutory List of Buildings of Special Architectural or Historic Interest so 
careful attention to building work is required to protect the character and appearance of this 
building in accordance with policies SP1, CC9, EN1, EN 3 and DM1 of the Adopted Core 
Strategy for the City of Manchester, the Design and Principle of the Guide to Development in 
Manchester SPD and saved policies DC18.1 and DC19.1 of the Unitary Development Plan for 
the City of Manchester. 
 
 
 



  



Appendix 1 – List of consultees & neighbours notified 
 
 Heritage & Urban Design 
 
Flat 1006, 2 Little John Street, Manchester, M3 3GZ 
Flat 1005, 2 Little John Street, Manchester, M3 3GZ 
Flat 1004, 2 Little John Street, Manchester, M3 3GZ 
Flat 1003, 2 Little John Street, Manchester, M3 3GZ 
Flat 906, 2 Little John Street, Manchester, M3 3GZ 
Flat 905, 2 Little John Street, Manchester, M3 3GZ 
Flat 1001, 2 Little John Street, Manchester, M3 3GZ 
Flat 705, 2 Little John Street, Manchester, M3 3GZ 
Flat 704, 2 Little John Street, Manchester, M3 3GZ 
Flat 702, 2 Little John Street, Manchester, M3 3GZ 
Flat 703, 2 Little John Street, Manchester, M3 3GZ 
Flat 706, 2 Little John Street, Manchester, M3 3GZ 
Flat 904, 2 Little John Street, Manchester, M3 3GZ 
Flat 902, 2 Little John Street, Manchester, M3 3GZ 
Flat 901, 2 Little John Street, Manchester, M3 3GZ 
Flat 806, 2 Little John Street, Manchester, M3 3GZ 
Flat 805, 2 Little John Street, Manchester, M3 3GZ 
Flat 804, 2 Little John Street, Manchester, M3 3GZ 
Flat 803, 2 Little John Street, Manchester, M3 3GZ 
Flat 802, 2 Little John Street, Manchester, M3 3GZ 
Flat 801, 2 Little John Street, Manchester, M3 3GZ 
Flat 701, 2 Little John Street, Manchester, M3 3GZ 
Flat 606, 2 Little John Street, Manchester, M3 3GZ 
Flat G06, 2 Little John Street, Manchester, M3 3GZ 
Flat G01, 2 Little John Street, Manchester, M3 3GZ 
Flat 305, 2 Little John Street, Manchester, M3 3GZ 
Flat 505, 2 Little John Street, Manchester, M3 3GZ 
Flat 504, 2 Little John Street, Manchester, M3 3GZ 
Flat 503, 2 Little John Street, Manchester, M3 3GZ 
Flat 502, 2 Little John Street, Manchester, M3 3GZ 
Flat 405, 2 Little John Street, Manchester, M3 3GZ 
Flat 404, 2 Little John Street, Manchester, M3 3GZ 
Flat G05, 2 Little John Street, Manchester, M3 3GZ 
Flat G04, 2 Little John Street, Manchester, M3 3GZ 
Flat G03, 2 Little John Street, Manchester, M3 3GZ 
Flat G02, 2 Little John Street, Manchester, M3 3GZ 
Flat 605, 2 Little John Street, Manchester, M3 3GZ 
Flat 604, 2 Little John Street, Manchester, M3 3GZ 
Flat 603, 2 Little John Street, Manchester, M3 3GZ 
Flat 602, 2 Little John Street, Manchester, M3 3GZ 
Flat 601, 2 Little John Street, Manchester, M3 3GZ 
Flat 506, 2 Little John Street, Manchester, M3 3GZ 
Flat 501, 2 Little John Street, Manchester, M3 3GZ 
Flat 406, 2 Little John Street, Manchester, M3 3GZ 
Flat 403, 2 Little John Street, Manchester, M3 3GZ 
Flat 402, 2 Little John Street, Manchester, M3 3GZ 
Flat 401, 2 Little John Street, Manchester, M3 3GZ 
Flat 306, 2 Little John Street, Manchester, M3 3GZ 
Flat 205, 2 Little John Street, Manchester, M3 3GZ 
Flat 204, 2 Little John Street, Manchester, M3 3GZ 



Flat 203, 2 Little John Street, Manchester, M3 3GZ 
Flat 202, 2 Little John Street, Manchester, M3 3GZ 
Flat 201, 2 Little John Street, Manchester, M3 3GZ 
Flat 106, 2 Little John Street, Manchester, M3 3GZ 
Flat 105, 2 Little John Street, Manchester, M3 3GZ 
Flat 104, 2 Little John Street, Manchester, M3 3GZ 
Flat 103, 2 Little John Street, Manchester, M3 3GZ 
Flat 102, 2 Little John Street, Manchester, M3 3GZ 
Flat 101, 2 Little John Street, Manchester, M3 3GZ 
Flat 304, 2 Little John Street, Manchester, M3 3GZ 
Flat 303, 2 Little John Street, Manchester, M3 3GZ 
Flat 302, 2 Little John Street, Manchester, M3 3GZ 
Flat 301, 2 Little John Street, Manchester, M3 3GZ 
Flat 206, 2 Little John Street, Manchester, M3 3GZ 
Flat 1002, 2 Little John Street, Manchester, M3 3GZ 
Rossetti Place, 6 Lower Byrom Street, Manchester, M3 4PG 
Ground Floor And First Floor, Rossetti Place, 6 Lower Byrom Street, Manchester, M3 4AP 
 
 
 
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 - Castlefield Conservation Area 1979 
Area Team Boundary - Name: CENTRAL 
 
 


