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1. Introduction 

 

1.1 This Heritage Statement has been prepared by Paul Butler Associates on behalf of the 

University of Manchester (Estates Design Services Group) to accompany a listed building 

consent application for St Anselm Hall, Kent Road East, Manchester, M14 5BX.   The 

application proposal is for listed building consent for the installation of Wi-fi to St Anselm Hall 

as part of the University of Manchester Network Transformation Project. 

 

1.2 The earliest part of St Anselm Hall was built in c.1840 as a purpose-built villa, then known as 

‘Kent House’.  After being converted to student accommodation, the building was 

extended in 1927 with the addition of a brick built wing, added to the gable of the earlier 

villa.  The Hall is Grade II listed.   

 

1.3 This Heritage Statement has been prepared to accompany the listed building consent 

application for the proposal.  The statement assesses the heritage significance of St Anselm 

Hall and the potential impact of the proposed Wi-fi installation upon this.  The proposed 

works have been designed with a clear understanding of the building’s heritage significance 

and through a conservation-led approach.  Appropriate heritage mitigation is identified 

where appropriate.  

 

1.4 The proposals will allow the c.220 students living within the hall full internet access ensuring 

the accommodation continues to meet with user expectations and thereby helps secure 

the liveability and long-term future of the listed building. 

 

1.5 This statement has been prepared in accordance with the policies and procedures of the 

National Planning Policy Framework (NPPF) following a visual and photographic survey of 

the site (undertaken on 30 June 2023), in addition to an examination, analysis and 

assessment of available historic records. 

 

1.6 This statement includes: 

• A description of the application site’s location; 

• A summary of the heritage planning policy guidance context; 
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• An overview of the proposed scheme;  

• Consideration of design and access matters; 

• A summary of the pre-application site visit; 

• A description of St Anselm and an assessment of the heritage significance of the 

property; and, 

• An assessment of the impact of the proposed works upon the significance of the site. 

 

1.7 This statement is not intended to be a full or complete record of the site rather it is 

proportionate to the works proposed. 

 

 

2. Site Location 

 

2.1 St Anselm Hall is situated on Kent Road East, and occupies all of the southern side of the 

road with its buildings.  These are the main building (extended) which is the subject of this 

application, a chapel, dining room, gym and lodge (formerly the Warden's House).  The 

postal address of the application building is St Anselm Hall, Kent Road East, Manchester, M14 

5BX.  The building is Grade II listed (LEN 1197934).  It does not lie within a Conservation Area.  

 

 

Figure 2.1 St Anselm Hall, Source Historic England. 



 

 

 

 

 

 

 

University of Manchester (Estates Design Services Group) 

University of Manchester Network Transformation Project – St Anselm Hall 

5 

Paul  

 

Butler  

 

Associates 

 
Development  Heritage  Planning,  &  Consultants July 2023 

3. The Heritage Planning Policy Context 

3.1 The heritage planning policy of relevance to the proposed scheme, and which provides the 

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

 

 National Planning Policy Guidance 

 

Town and Country Planning Act 1990 

 

3.2 Section 38(6) of the Planning Act states that the determination of planning applications must 

be made in accordance with the Development Plan, unless other material considerations 

indicate otherwise.  This establishes the Development Plan as the primary decision-making 

document when considering planning applications.  In this instance the development plan 

currently comprises the Manchester Core Strategy (2012); saved policies of the Unitary 

Development Plan for Manchester (1995); and the Guide to Development in Manchester 

SPD (April 2007).  The relevant provisions of these documents are discussed below. 

 

 Planning (Listed Buildings and Conservation Areas) Act 1990 

 

3.3 Section 66 of the Planning [Listed Buildings and Conservation Areas] Act 1990) advises that 

in considering whether to grant planning permission for development which affects a listed 

building or its setting, the local planning authority shall have special regard to the desirability 

of preserving the building or its setting or any features of special architectural or historic 

interest which it possesses.  The application building is Grade II listed.  A description of the 

subject building is provided at Section 7 below.    

 

3.4 Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that with 

respect to any buildings or other land in a conservation area special attention shall be paid 

to the desirability of preserving or enhancing the character or appearance of that area.   

The application building does not lie within a Conservation Area. 
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3.5 In determining this listed building consent application it is necessary to consider the impact 

of the proposal on the significance of St Anselm Hall.  This includes direct physical change 

on its built fabric.   As the works are internal, no indirect impacts on the setting of the building 

have been noted.  Section 9 of this report provides an assessment of these anticipated 

heritage impacts. 

 

National Planning Policy Framework (NPPF) 

 

3.6 Detailed guidance about the legislation is given in the National Planning Policy Framework 

(NPPF).  The NPPF was first published on 27th March 2012 with the latest version published in 

July 2021.  The NPPF sets out the Government's planning policies regarding the conservation 

of the historic environment.  The NPPF is a key part of reforms to make the planning system 

less complex and more accessible; to protect the environment; and to promote sustainable 

growth.  It replaces previous national planning policy guidance and is a material 

consideration in planning decisions. 

 

3.7 NPPF places great emphasis on the role of decision makers to promote sustainable 

development.  Paragraph 8 advises that sustainable development has three dimensions: 

‘economic, social and environmental’.  Having regard to these factors, the proposal will 

provide economic benefits through investment and job creation and deliver 

economic/social and cultural benefits through the provision of comprehensive  high quality 

Wi-fi coverage that will provide students with full internet access thereby helping to ensure 

the accommodation continues to meet with user expectations.  This approach will help 

secure the liveability and long-term future of the listed building as a Hall of Residence. 

 

3.8 In relation to determining applications, the NPPF sets out a presumption in favour of 

sustainable development. For decision taking this means approving development that 

accords with an up-to-date development plan without delay (Paragraph 11).   

 

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

Paragraph 189 states that heritage assets are an irreplaceable resource, and should be 

conserved in a manner appropriate to their significance, so that they can be enjoyed for 

their contribution to the quality of life of existing and future generations. 
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3.10 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. The level of detail should be proportionate to the 

assets’ importance and no more than is sufficient to understand the potential impact of the 

proposal on their significance’. 

 

3.11 Paragraph 195 states that ‘Local planning authorities should identify and assess the 

particular significance of any heritage asset that may be affected by a proposal (including 

by development affecting the setting of a heritage asset) taking account of the available 

evidence and any necessary expertise. They should take this into account when considering 

the impact of a proposal on a heritage asset, to avoid or minimise any conflict between the 

heritage asset’s conservation and any aspect of the proposal.’ 

 
3.12 Paragraph 196 states that ‘Where there is evidence of deliberate neglect of, or damage to, 

a heritage asset, the deteriorated state of the heritage asset should not be taken into 

account in any decision’.  

 

3.13 Paragraph 197 states ‘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’. 

 

3.14 Paragraph 199 states ‘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’.  
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3.15 Paragraph 200 states ‘Any harm to, or loss of, the significance of a designated heritage asset 

(from its alteration or destruction, or from development within its setting), should require clear 

and convincing justification.  Substantial harm to or loss of:  

 

a) grade II listed buildings, or grade II registered parks or gardens, should be 

exceptional;  

b) assets of the highest significance, notably scheduled monuments, protected 

wreck sites, registered battlefields, grade I and II* listed buildings, grade I and II* 

registered parks and gardens, and World Heritage Sites, should be wholly 

exceptional’. 

 

3.16 Paragraph 201 states 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.  

3.17 Paragraph 202 states that ‘Where a development proposal will lead to less than substantial 

harm to the significance of a designated heritage asset, this harm should be weighed 

against the public benefits of the proposal including, where appropriate, securing its 

optimum viable use’.  

3.18 Paragraph 205 states ‘Local planning authorities should require developers to record and 

advance understanding of the significance of any heritage assets to be lost (wholly or in 

part) in a manner proportionate to their importance and the impact, and to make this 

evidence (and any archive generated) publicly accessible. However, the ability to record 
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evidence of our past should not be a factor in deciding whether such loss should be 

permitted’. 

 

3.19 Annex 2: Glossary of the NPPF provides a glossary of key terms which are relevant to this 

application.  ‘Significance’ is defined as: ‘The value of a heritage asset to this and future 

generations because of its heritage interest. The interest may be archaeological, 

architectural, artistic or historic. Significance derives not only from a heritage asset’s physical 

presence, but also from its setting’.   

 

3.20 ‘Setting of a heritage asset’ is defined within Annex 2 as ‘The surroundings in which a heritage 

asset is experienced. Its extent is not fixed and may change as the asset and its surroundings 

evolve. Elements of a setting may make a positive or negative contribution to the 

significance of an asset, may affect the ability to appreciate that significance or may be 

neutral’. 

 

National Planning Practice Guidance (NPPG) 

 

3.21 The National Planning Practice Guidance (NPPG) is a web-based resource which was 

launched in March 2014 and coincided with the cancelling of the majority of Government 

Circulars.  It provides guidance on many aspects of planning including plan-making and 

decision taking. 

 

3.22 NPPG advises that ‘In the case of buildings, generally the risks of neglect and decay of 

heritage assets are best addressed through ensuring that they remain in active use that is 

consistent with their conservation. Ensuring such heritage assets remain used and valued is 

likely to require sympathetic changes to be made from time to time.’ (Paragraph: 002 

Reference ID: 18a-002-20190723) 
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Historic England Guidance 

 

3.23 Historic England has published guidance to assist with the management of the historic 

environment.  This assessment has been prepared having regard to the following Historic 

England Guidance.  

 

Historic Environment Good Practice Advice 2: ‘Managing Significance in Decision-Taking  

in the Historic Environment’ 

 

3.24 This document was published in March 2015 and provides advice to local authorities, 

planning and other consultants, owners, applicants and other interested parties.  It sets out 

practical guidance to assist interested parties in making an assessment of the impact of 

proposals on the significance of heritage assets. 

 

Historic England Advice Note 12: Statements of Heritage Significance: Analysing 

Significance in Heritage Assets 

 

3.25 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 changes to heritage assets. 

 

Historic England: Conservation Principles Policies and Guidance 

 
3.26  This Guidance was published by Historic England (then English Heritage) in April 2008. The 

Document is designed to provide a logical approach to making decisions and offering 

guidance on all aspects of England's historic environment. Guidance is provided on 

understanding heritage values (evidential, historical, aesthetic, and communal), and 

assessing heritage significance. 
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 Local Planning Policy Guidance: The Development Plan for Manchester 

 

Manchester Core Strategy Development Plan Document (July 2012) 

 

3.27 Manchester's Local Development Framework Core Strategy Development Plan Document 

was adopted on 11th July 2012.   A specific heritage policy of the core strategy of relevance 

to the proposed scheme is:  

 

• Policy EN3 ‘Heritage’ this states that ‘New developments must be designed so as to 

support the Council in preserving or, where possible, enhancing the historic 

environment, the character, setting and accessibility of areas and buildings of 

acknowledged importance, including listed buildings.   Proposals which enable the 

re-use of heritage assets will be encouraged where they are considered consistent 

with the significance of the heritage asset. 

 

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

1995)  

 

3.28 Saved heritage policies of the UDP of relevance to the proposed scheme include:  

 

• DC19 ‘Listed Buildings’ which states that the Council will have regard to the 

desirability of securing the retention, restoration, maintenance and continued use of 

such buildings. In giving effect to this policy, the Council will seek to preserve and 

enhance the settings 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.  

 

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

 

3.29 The guidance identifies the City’s heritage as an asset. Paragraph 2.6 states that buildings 

and areas of architectural and historic importance together with their setting will be 

preserved and enhanced; and, paragraph 12.7 states that developers are encouraged to 

look positively at the role that older buildings can play in delivering a sense of place, and 

that the need for old buildings to have an economic use is recognised.   
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4. The Proposed Scheme  

 

4.1 The University of Manchester Network Transformation Project is an initiative which seeks to 

install a contemporary wireless local area network (WLAN) across the entire University of 

Manchester estate including all buildings and rooms thereby ensuring complete wireless 

connectivity for staff, students, visitors and technical plant.  At St Anselm the installation will 

upgrade existing provision whilst also filling major gaps in the existing WLAN coverage.   

 

4.2 The proposed installation will comprise the installation of a series of access points (APs) which 

combine to provide a comprehensive WLAN for the building.  The proposed APs are a small 

wall or ceiling mounted device that creates a WLAN once connected via an ethernet cable 

to a wired switch or communications hub.  Each AP will project a Wi-Fi signal to a given area 

with each AP location being carefully selected by the technical network designer to provide 

a seamless WLAN throughout St Anselm.    

 
4.3 The Wi-fi installation works for which listed building consent is sought relate to those parts of 

St Anselm Hall known as ‘Schuster’ which originated as a former 1840s Villa (formerly Kent 

House) and ‘Dewar’ a 1927 wing extension built to provide additional student 

accommodation.   The proposals will allow students living here full internet access thereby 

ensuring the accommodation continues to meet with user expectations and thereby helps 

secure the liveability and long-term future of the listed building. 

 
4.4 The scheme has been developed by a Team with substantial knowledge and experience of 

Wi-fi installation and is led by RECOM on behalf of the applicant.  Other team members 

include TB&A Consultants, ROC Technologies and Paul Butler Associates. 
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5. Design and Access Matters 

 

Design Considerations 

 

5.1 The proposed scheme seeks to provide Wi-fi in a manner which is sensitive to the history of 

the building.  Pre-application consultation has been undertaken with Manchester City 

Council Planning and Conservation Officers and the proposals have been developed 

through a heritage-led approach with a clear understanding and appreciation of the 

building’s significance and its heritage.  

 

5.2 The changes proposed are entirely internal to the building.  Where possible existing cable 

voids or trays will be used.   Where new cabling is unavoidable the designer has routed 

trunking to follow existing provision within a room or otherwise follow the least visually intrusive 

route.   AP locations have been carefully selected to minimise the number of APs required 

and where possible to locate APs in the least sensitive parts of the building whilst still providing 

full coverage.    

 

5.3 Details of the proposals are provided by the submitted application drawings and are noted 

and assessed within Section 9 of this statement. 

 

 Access Considerations 

 

5.4 No matters regarding access have been identified as a result of the works and none  

therefore need be discussed within this Statement. 
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6. Pre-application Site Visits 

 

6.1 The subject property has been visited by Paul Butler Associates and we have made an 

assessment of the heritage significance of the building.   This assessment has then informed 

the proposals.   After our preliminary site visit the scheme was refined and a follow up 

meeting was held on site with Paula Burbicka (Heritage & Urban Design Officer, MCC) and 

Rob Griffin (Principal Planning Officer, MCC). 

 

6.2 Wi-fi is proposed to be installed to the entire complex of buildings including the hall, later 

extensions and to standing curtilage buildings.  Please refer to the photographs included 

within the ROC installer report.   It was agreed with MCC Officers that the sensitive part of 

the St Anselm Hall complex of buildings was the rendered former villa dating to c.1840 known 

as the ‘Schuster’ building which contains the Hall's library, Jnr and Snr Common Rooms.   The 

earliest brick built extension of 1927 known as the ‘Dewar’ block was also regarded as 

adding to the heritage interest of the building.  

 

6.3 Rob Griffin and Paul Burbicka toured the building.   The Officers were concerned to see 

locations in these blocks where new penetrations were proposed to walls or where new 

surface mounted trunking installations were proposed.   Works proposed to several areas 

were judged by Officers to require LBC.   Amongst other matters discussed, it was agreed: 

- The installation to the JCR was agreed using mini trunking to be installed outside the 

room running adjacent to existing trunking in the corridor. 

- The Officers asked for annotated photos and technical specifications for the 

installations to be submitted.  

- The Officers requested all surface mounted trunking to be painted to match the 

wall colour beneath whilst also requesting that cable trunking be bent to follow the 

profile of coving in the Dewar wing. 

 

6.4 It was agreed that several locations within the Hall did not require listed building consent 

LBC including ‘Manor Block’, ‘Summerfield block’ and the Schuster Basement which was 

dominated by plant already and existing runs could be followed. 
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7. Description of St Anselm Hall  

 

7.1 The Listed Building entry describes the building thus: ‘Villa, now part of hall of residence. 

c.1840, altered and greatly enlarged. White-painted stucco on brick, hipped slate roof. 

Originally L-plan. Two storeys with cellar; 2:2 windows. The facade of the projecting wing to 

the left is symmetrical, with a high plinth, plain frieze and prominent bracketed cornice, and 

has a flight of steps up to a square-headed doorway with a raised moulded surround 

including a frieze with a keyblock, moulded cornice and short blocking course (electric 

lamp now attached to lintel), and a 4-panel door with rectangular overlight; and two 20-

pane sashed windows on each floor, all with raised sills. The set-back range to the right has 

a shallow rectangular bay window at ground floor and 2 cross-window casements above. 

C20 additions to left. Rear and interior not inspected’. 

 

7.2 St. Anselm was founded in 1907 by Rev. Thomas Allworthy first taking up residence in a 

house in Newton Heath.  His students later moved to a larger property in Dickenson Road 

before the villa.  The villa described in the listing above was purchased in 1914 was funded 

by the Church of England's Central Board of Finance until 1933 when the Hall became 

financially independent.  The villa originally known as ‘Kent House’ was subsequently 

renamed ‘Schuster’ in honour of one of the villas former residents, mathematical physicist 

Arthur Schuster.    

 

7.3 In 1927 the Dewar Wing was opened to expand the capacity of the villa.   It was named 

after the Warden Lindsay Dewar who had promoted the building of this new wing.   In 1956 

the Hall had run into financial difficulties and was acquired by the University of Manchester.   

Shortly afterwards the Manor and Summerfield Wings were developed between 1958-1960 

as well as the Warden’s House (now the Lodge) and the dining room.   The new wings were 

constructed to replace two older houses (also Manor and Summerfield) which had been 

purchased  and used as student accommodation during the inter-war period.  A Chapel 

was added in 1961 and lies behind the main building.   In 1996 fire is reported to have 

damaged 2/3rds of the hall. 
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8. Heritage Significance of St Anselm Hall 

 

8.1 The Historic England Publication ‘Statements of Heritage Significance: Analysing 

Significance in Heritage Assets (HE 2019) suggests three areas of interest for assessing a 

heritage asset’s significance.  These are to be described, following which the level of the 

general significance of the heritage asset should be assessed, with the particular 

contribution of any described features.  The three areas of interest are:  

 

• Archaeological interest if it holds, or potentially holds, evidence of past human activity 

worthy of expert investigation at some point. 

 

• Architectural and artistic interest which are interests in the design and general aesthetics 

of a place. They can arise from conscious design or fortuitously from the way the 

heritage asset has evolved. More specifically, architectural interest is an interest in the 

art or science of the design, construction, craftsmanship and decoration of buildings 

and structures of all types.  Artistic interest is an interest in other human creative skills, like 

sculpture. 

 

• Historic Interest which is an interest in past lives and events (including pre-historic). 

Heritage assets can illustrate or be associated with them. Heritage assets with historic 

interest not only provide a material record of our nation’s history but can also provide 

meaning for communities derived from their collective experience of a place and can 

symbolise wider values such as faith and cultural identity. 

  

Archaeological interest 

 

8.2 The building retains original fabric both internally and externally.  The archaeological interest 

associated with the use of the building as a private residential villa is low with few remaining 

elements of domesticity observed other than parts of the cellular room layout associated with 

the 1840s villa and remnant plaster and woodwork. 
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Architectural and artistic interest  

 

8.3 The building was originally constructed as a merchant’s villa and both the external and 

internal ornamentation reflect this.  The original 1840s villa is of highest significance and is the 

reason the building is included on the national list.  It constitutes a valuable heritage asset, 

reflected in the Grade II listing.  The building has been altered over the years, with walls 

removed and inserted, and fireplaces and some windows removed.  However, many original 

features still survive, including localised skirtings, door mouldings and cornices.  Some of the 

large sash windows appear to be original.   Overall the building has high architectural interest 

although artistic interest is limited. 

 

Historic interest  

 

8.4 The villa building, was originally known as ‘Kent House’ and was a part of the early phase of 

building in the area and is a good example of a merchant’s house in Manchester from the 

mid 1800’s.  Following cessation of the use of the building as a private villa the building had 

an important association with the Anglican Church.  St Anselm’s was founded in 1907 as a 

private hostel by three Anglican clergymen: T B Allworthy (the first Warden), E Hudson and H J 

Buxton.  Their aim was to provide residential facilities and tutorial support for poorer students 

reading for Holy Orders, some of whom were taking courses at the University.  In 1914 the 

Bishop of Manchester helped purchase Kent House in Victoria Park for the hostel.  After its 

official opening on 14 November 1914, St. Anselm's formally became St Anselm's Hall [the 

apostrophe was dropped in 1933].  Despite its Anglican connections, St Anselm's was never a 

theological training college.  In 1920, the Hall was recognised by the University of Manchester 

for the residence of its students.   In the late 1920s, a new wing was added to St Anselm's Hall 

to accommodate more students, and a series of separate residential properties in the area 

were acquired  including the Elms, Summerfield House and Manor House.   On 1 August 1956 

the Hall was transferred to the ownership of the University of Manchester, the first men's only 

hall to do so.   St Anselm was the last major hall of residence to remain single-sex becoming a 

mixed college in 2017, when the first women students were admitted.   It is evident that the 

building has significant historic interest and is known to many generations of local students. 
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9.  Heritage Impact Assessment  

 

9.1 The National Planning Policy Framework (NPPF) sets out the Government’s planning policies 

for England. The NPPF builds upon the provisions of the Planning (Listed Buildings and 

Conservation Areas) Act 1990 and requires applications affecting the significance of any 

heritage asset to be accompanied by an assessment of the asset’s significance, including 

any contribution made by their setting, in addition to consideration of the potential impact 

of the application on the significance.  

 

9.2 When assessing potential heritage impacts associated with the proposed scheme the only 

impact to consider is the direct impact of the proposed Wi-fi works physical works on the 

physical fabric of the building:  

 

Direct impacts  

 

9.3 The impact of the proposed works assessed in the table below, with appropriate mitigation 

identified where appropriate.   This table should be read alongside the ROC Installer Report 

and TB&A cabling/conduit drawings. 

 

 Proposals as shown 

by ROC Report and 

TB&A plans 

Impact on significance Mitigation 

required to be 

undertaken 

1.  Install type 303 AP 

to ceiling at 

location 108. 

 

The AP is a new installation.   The trunking 

within the room will follow existing tunking as 

far as possible.    The works are reversible 

and involve minimal distrubance to 

sensitive fabric.  They are regarded to have 

little or no impact on the identified 

significance of the building. 

Trunking is to 

be bent to 

match the 

profile of the 

existing coving. 

Trunking to be 

painted to 

match room 

decoration. 
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 Proposals as shown 

by ROC Report and 

TB&A plans 

Impact on significance Mitigation 

required to be 

undertaken 

2.  Install type 515 AP 

to wall at location 

008. 

The AP installation to the Junior Common 

Room is a new installation.   The 

cable/conduit run will be minimised by 

positioning the AP in the corner of the room 

against the wall rather than on the ceiling 

as was initially proposed.   The works are 

reversible and involve minimal distrubance 

to sensitive fabric.  They are regarded to 

have little or no impact on the identified 

significance of the building. 

Mini trunking is 

to be installed 

in the corridor 

outside the 

JCR running 

adjacent to 

existing 

trunking in the 

corridor. 

Trunking to be 

painted to 

match room 

decoration. 

3.  Install type 303 AP 

to ceiling at 

location 507. 

The AP is a new installation.   The trunking 

within the room will follow existing tunking as 

far as possible.    The works are reversible 

and involve minimal distrubance to 

sensitive fabric.  They are regarded to have 

little or no impact on the identified 

significance of the building. 

Trunking is to 

be bent to 

match the 

profile of the 

existing. 

Trunking to be 

painted to 

match room 

decoration 

coving.  

4.  Install type 303 AP 

to ceiling at 

location 508. 

The AP is a new installation.   The trunking 

within the room will follow existing tunking as 

far as possible.    The works are reversible 

and involve minimal distrubance to 

sensitive fabric.  They are regarded to have 

little or no impact on the identified 

significance of the building. 

Trunking is to 

be bent to 

match the 

profile of the 

existing coving. 

Trunking to be 

painted to 
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 Proposals as shown 

by ROC Report and 

TB&A plans 

Impact on significance Mitigation 

required to be 

undertaken 

match room 

decoration. 

5.  Install type 303 AP 

to ceiling at 

location 509. 

The AP is a new installation.   The work 

proposed are limited and involve minimal 

distrubance to sensitive fabric.  They are 

regarded to have no impact on the 

identified significance of the building. 

Trunking is to 

be bent to 

match the 

profile of the 

existing coving. 

Trunking to be 

painted to 

match room 

decoration. 

6.  Decommission 

existing AP from 

corridor at  Level 5, 

denoted as ‘D’ on 

ROC plan. 

Removal and decommissioning of an  

existing AP will be without impact as the 

change is reversible. 

Repair ceiling 

finishes after 

removal. 

7.  Install type 303 AP 

to ceiling at 

location 101. 

This AP is relocated and the AP upgraded.    

The trunking within the room will follow 

existing inserted dado rail as far as possible.    

The works are reversible and involve 

minimal distrubance to sensitive fabric.  

They are regarded to have little or no 

impact on the identified significance of the 

building. 

Trunking to be 

painted to 

match room 

decoration.  

Make good 

decoration 

following 

removal of 

existing AP and 

conduit.  

8.  Install type 303 AP 

to oberon wall 

bracket at location 

102. 

The AP is a new installation.   The work 

proposed are limited and involve minimal 

distrubance to sensitive fabric.  They are 

regarded to have no impact on the 

identified significance of the building. 

No mitigation is 

required. 
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 Proposals as shown 

by ROC Report and 

TB&A plans 

Impact on significance Mitigation 

required to be 

undertaken 

9.  Install type 303 AP 

to ceiling at 

location 104. 

The AP is a new installation.   The work 

proposed are limited with cabling in the 

ceiling void and involve minimal 

distrubance to sensitive fabric.  They are 

regarded to have no impact on the 

identified significance of the building. 

No mitigation is 

required. 

10.  Install type 303 AP 

to ceiling at 

location 105. 

The AP is a new installation.   The work 

proposed are limited with cabling in the 

ceiling void and involve minimal 

distrubance to sensitive fabric.  They are 

regarded to have no impact on the 

identified significance of the building. 

No mitigation is 

required. 

11.  Install type 303 AP 

to ceiling at 

location 1507.   

The AP is a new installation.   The trunking 

within the room will follow existing tunking as 

far as possible.    The works are reversible 

and involve minimal distrubance to 

sensitive fabric.  They are regarded to have 

little or no impact on the identified 

significance of the building. 

Trunking is to 

be bent to 

match the 

profile of the 

existing coving. 

Trunking to be 

painted to 

match room 

decoration. 

 

 

Cumulative Impact 

 

9.4 The table above has identified the impact of the proposed works on the significance of the 

building.  The works are reversible and involve minimal disturbance to sensitive fabric.  They 

are regarded to have little or no impact on the described significance of the building.   The 

changes for which approval is sought are necessary to secure the functionality of the 

building and are reversible should a future occupier wish to remove the installations.  
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Overview of Heritage Impact and Assessment against Planning Legislation and Policy 

 

9.6 This Heritage Statement has confirmed that the Wi-fi installation will be reversible and involve 

minimal disturbance to sensitive fabric.  The works are regarded to have little or no impact 

on the described significance of the building.   As such it is demonstrated that the proposal 

is consistent with paragraph 195 of the NPPF which requires that harm to a heritage asset’s 

conservation is minimised or avoided.   

 

9.7 Given the minimal heritage impact and having regard to the relevant planning policy tests, 

the proposed works would have less than substantial harm to the significance of the building.  

Having said this, the mitigation identified within this report and agreed with the Conservation 

Officer on site will help to lessen any harm to a negligible level.   

 

9.8 Paragraph 202 of the NPPF states that ‘Where a development proposal will lead to less than 

substantial harm to the significance of a designated heritage asset, this harm should be 

weighed against the public benefits of the proposal including, where appropriate, securing 

its optimum viable use’.   The positive heritage benefit identified is that the installation 

facilitates the continued use of the building for a use which is sympathetic to the existing 

form and layout of the building.    It is our considered view that the public benefits of the 

proposed scheme outweigh the less than substantial harm caused, therefore the policy tests 

provided by Paragraphs 195 and 202 are satisfied, whilst other relevant legislation, policy 

and guidance set out within Section 3 is also complied with.    

 

10. Conclusion  

 

10.1 This Heritage, Design and Access Statement has been prepared to consider the impact of 

a development proposal on the heritage significance of St Anselm Hall a former 1840s 

merchant’s villa converted to a student hostel and later extended and developed as a 

student hall of residence.  

 

10.2 The report has established that the proposed Wi-Fi installation has been designed to be 

sensitive to the heritage significance of the building.  Importantly the scheme allows the 
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application building to continue to meet the living needs of today’s students keeping the 

building in use and helping to preserve it into the future. On this basis it has been 

demonstrated that the proposal accords with relevant legislation, provisions of the NPPF, the 

Development Plan for Manchester and other relevant guidance in terms of heritage 

impacts. 


