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Delegated officer report for planning application

Application no. 134543/L0/2022
Date registered valid: 29 July 2022
Proposal: Listed Building Consent for installation of two building number plates

to the front elevation, including removal of one existing building
number plate

Address: Rhodesia House , 52 Princess Street, Manchester, Manchester, M1
6JX

Ward(s): Piccadilly Ward

Applicant: Mr Adam Fletcher UKRO Il Property Holdings Il Ltd 3rd Floor
Liberation House, Castle Street, St Helier, Jersey, JE1 1BL

Agent (if any): Mr Dan Whitney Axis PED Camelia House, , 76 Water Lane, ,
Wilmslow, , SK9 5BB

Case officer: Eve Woolstencroft

Tel: 0161 234 4533
Email: eve.woolstencroft@manchester.gov.uk

Recommendation: Approve
Date of recommendation: 31 August 2022



Application details

Type of application: Listed Building Consent
Development type: Listed building alteration
Date of site visit:

Standard consultations:
Printed: 4 August 2022 Expired: 25 August 2022

Neighbour notifications
Printed: 4 August 2022 Expired: 25 August 2022

Site notice
Posted: Expired:

Press advert
Published: 9 August 2022 Expired: 30 August 2022

Departure from Development Plan:  No

Environmental Statement: Not required

Listed building:  Grade Il
Conservation area: Whitworth Street Conservation Area 1985
Tree Preservation Order:

Description of Site/Area

The application site related to a Grade Il Listed situated on the west side of Princess Street,
occupying an entire block between Waterloo Street to the north, Bloom Street to the south and
Harter Street to the west. Number 52 is a large five-storey late 19th century warehouse,
originally named Rhodesia House, now converted to office use. It belongs to a streetscene
characterised by similar huge and impressive buildings that formed a densely-built commercial
district developed in the 19th century heyday of Manchester's textile trade prosperity.

Description of Development
The submitted applications seek advertisement and Listed Building Consent for installation of
two building number plates, including removal of one existing building number plate.

Consultations & Notification Responses

A press advert was published, local residents and businesses were consulted, and a site notice
was posted for 21 days. No representations were received as a result of this notification.

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
policies considered relevant in this instance are:



The NPPF (2021) Section 16 (Conserving and enhancing the historic environment) in particular
paragraph numbers 189, 199 and 202, 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).

Legislation
Section 16 (2) of the Planning (Listed Building and Conservation Areas) Act 1990 (the "Listed

Building Act") provides that "in considering whether to grant listed building consent for any
works to a listed building, the local planning authority or the Secretary of State 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"

Section 66 Listed Building Act requires the local planning authority to have special regard to the
desirability of preserving the setting of listed buildings. This requires more than a simple
balancing exercise and considerable importance and weight should be given to the desirability
of preserving the setting. Members should consider whether there is justification for overriding
the presumption in favour of preservation.

Section 72 of the Listed Building Act provides that in the exercise of the power to determine
planning applications for land or buildings within a conservation area, special attention shall be
paid to the desirability of preserving or enhancing the character or appearance of that area.

Issues
Impact of works on heritage assets

The design of the signage as originally submitted included a white background which was
considered to contrast harshly with the red brick and detract from the aesthetics of the listed
building.

Revisions were received to show individual letters with no background, the letters can be fixed
through joints in the brick. The black letters would provide enough contrast with the brick to be
identifiable.

The proposed Individual letter signage and is considered to be sympathetic and would not
adversely affect the character and appearance of the listed building or visual amenity within the
area.

For the above reasons, the proposal is considered to be acceptable and consistent with policy

EN3 and DM1 of the Manchester Core Strategy and saved policy DC19.1 of the Unitary
Development Plan and section 16 of the NPPF.

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

In assessing the merits of an application officers will seek to work with the applicant in a positive
and proactive manner to seeking solutions to problems arising in relation to dealing with the
application. In this instance this has included requesting revised plans to ensure the proposed
signage is sympathetic to the listed building.

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:

Stamped as received by the City Council as local planning authority on 29 July 2022:

-Ground Floor and Location plan ref. P.ST/LP/01
-Existing Front Elevation ref. EXT_048

Stamped as received by the City Council as local planning authority on 16 August 2022:
-Proposed Front Elevation ref. EXT_049 REV 5

Reason - To ensure that the development is carried out in accordance with the approved plans.
Pursuant to policies CC9, EN1, EN3, SP1 and DM1 of the Core Strategy, saved policy DC19.1
and Sections 12 and 16 of the National Planning Policy Framework.

3) Consent is granted on the basis that any signage fixings are formed within the mortar joints
or existing fixing holes and not within the brickwork.

Reason : Because the proposed works affect a building which is included in the Statutory List of
Buildings of Special Architectural or Historic Interest and careful attention to building work is
required to protect the character and appearance of this building and to ensure consistency in
accordance with policies CC9 and EN3 of the Core Strategy and saved policy DC19.1 of the
Unitary Development Plan for the City of Manchester.






Appendix 1 — List of consultees & neighbours notified

Urban Design & Conservation

Manchester Central College, Harter Street, Manchester, M1 6HY
China House, 14 Harter Street, Manchester, M1 6HP

Fourth Floor, Princess House, 105 - 107 Princess Street, Manchester, M1 6DD
Third Floor, Rhodesia House, 52 Princess Street, Manchester, M1 6JX
Third Floor, Rhodesia House, 52 Oxford Street, Manchester, M1 6JX
Flat 403, 63 Bloom Street, Manchester, M1 3LR

Flat 22, 2 Harter Street, Manchester, M1 6HY

National Museum Of Labour History, 103 Princess Street, Manchester, M1 6DD
Flat 24, China House, 14 Harter Street, Manchester, M1 6HP

Fifth Floor, Rhodesia House, 52 Princess Street, Manchester, M1 6JX
Flat 43, 48 Princess Street, Manchester, M1 6HR

Flat 45, 48 Princess Street, Manchester, M1 6HR

Flat 44, 48 Princess Street, Manchester, M1 6HR

Flat 42, 48 Princess Street, Manchester, M1 6HR

Flat 41, 48 Princess Street, Manchester, M1 6HR

Basement, 48 Princess Street, Manchester, M1 6HR

Third Floor, Princess House, 105 - 107 Princess Street, Manchester, M1 1DD
100 Bloom Street, Manchester, M1 3LY

Princess House, 105 - 107 Princess Street, Manchester, M1 6DD

Flat 18, 2 Harter Street, Manchester, M1 6HY

Flat 17, 2 Harter Street, Manchester, M1 6HY

Flat 15, 2 Harter Street, Manchester, M1 6HY

Flat 402, 11 Harter Street, Manchester, M1 6HY

Flat 401, 11 Harter Street, Manchester, M1 6HY

Flat 303, 11 Harter Street, Manchester, M1 6HY

Flat 302, 11 Harter Street, Manchester, M1 6HY

Second Floor, 56 Princess Street, Manchester, M1 6HS

Flat 11, 48 Princess Street, Manchester, M1 6HR

Flat 2, 48 Princess Street, Manchester, M1 6HR

Flat 18, M1 Building, 50 Princess Street, Manchester, M1 6HR

Flat 13, M1 Building, 50 Princess Street, Manchester, M1 6HR

Flat 24, 48 Princess Street, Manchester, M1 6HR

Flat 205, 63 Bloom Street, Manchester, M1 3LR

Second Floor Front Right, Princess House, 105 - 107 Princess Street, Manchester, M1 6DD
Flat 19, 48 Princess Street, Manchester, M1 6HR

Flat 31, 48 Princess Street, Manchester, M1 6HR

Flat 8, M1 Building, 50 Princess Street, Manchester, M1 6HR

Flat 6, M1 Building, 50 Princess Street, Manchester, M1 6HR

Flat 14, China House, 14 Harter Street, Manchester, M1 6HP

Flat 7, China House, 14 Harter Street, Manchester, M1 6HP

Flat 307, 63 Bloom Street, Manchester, M1 3LR

Flat 7, M1 Building, 50 Princess Street, Manchester, M1 6HR

Flat 5, M1 Building, 50 Princess Street, Manchester, M1 6HR

Flat 5, 48 Princess Street, Manchester, M1 6HR

Flat 34, 48 Princess Street, Manchester, M1 6HR

Flat 32, China House, 14 Harter Street, Manchester, M1 6HP

Flat 18, China House, 14 Harter Street, Manchester, M1 6HP

Flat 10, China House, 14 Harter Street, Manchester, M1 6 HP

Flat 1, China House, 14 Harter Street, Manchester, M1 6HP

Flat 201, 63 Bloom Street, Manchester, M1 3LR



Flat 107, 63 Bloom Street, Manchester, M1 3LR

Flat 12, 2 Harter Street, Manchester, M1 6HY

Flat 3, 2 Harter Street, Manchester, M1 6HY

Flat 403, 11 Harter Street, Manchester, M1 6HY

Flat 101, 11 Harter Street, Manchester, M1 6HY

Third Floor, 56 Princess Street, Manchester, M1 6HS

Ground Floor To Third Floor, 103 Princess Street, Manchester, M1 6DD
Flat 10, M1 Building, 50 Princess Street, Manchester, M1 6HR

Flat 6, 48 Princess Street, Manchester, M1 6HR

Flat 3, 48 Princess Street, Manchester, M1 6HR

Flat 2, China House, 14 Harter Street, Manchester, M1 6HP

Flat 103, 63 Bloom Street, Manchester, M1 3LR

Flat 17, 48 Princess Street, Manchester, M1 6HR

Flat 32, 48 Princess Street, Manchester, M1 6HR

Flat 404, 63 Bloom Street, Manchester, M1 3LR

Flat 306, 63 Bloom Street, Manchester, M1 3LR

Flat 202, 63 Bloom Street, Manchester, M1 3LR

Flat 4, 2 Harter Street, Manchester, M1 6HY

Flat 4, M1 Building, 50 Princess Street, Manchester, M1 6HR

Ground Floor, Rhodesia House, 52 Princess Street, Manchester, M1 6JX
Ground Floor To Third Floor, Rhodesia House, 52 Princess Street, Manchester, M1 6JX
Second Floor Rear Left, Princess House, 105 - 107 Princess Street, Manchester, M1 6DD
First Floor, Rhodesia House, 52 Princess Street, Manchester, M1 6JX
Flat 12, 48 Princess Street, Manchester, M1 6HR

Flat 25, 48 Princess Street, Manchester, M1 6HR

Flat 305, 63 Bloom Street, Manchester, M1 3LR

Flat 19, 2 Harter Street, Manchester, M1 6HY

Flat 16, 2 Harter Street, Manchester, M1 6HY

Flat 14, 2 Harter Street, Manchester, M1 6HY

Flat 13, 2 Harter Street, Manchester, M1 6HY

Flat 21, 2 Harter Street, Manchester, M1 6HY

Flat 20, 2 Harter Street, Manchester, M1 6HY

Basement, 56 Princess Street, Manchester, M1 6JX

Ground Floor, 56 Princess Street, Manchester, M1 6JX

Fourth Floor, 56 Princess Street, Manchester, M1 6JX

First Floor, 56 Princess Street, Manchester, M1 6JX

Basement, Princess House, 105 - 107 Princess Street, Manchester, M1 6DD
Flat 402, 63 Bloom Street, Manchester, M1 3LR

Flat 35, 48 Princess Street, Manchester, M1 6HR

Flat 12, China House, 14 Harter Street, Manchester, M1 6HP

Flat 9, China House, 14 Harter Street, Manchester, M1 6HP

Flat 4, China House, 14 Harter Street, Manchester, M1 6HP

Flat 35, China House, 14 Harter Street, Manchester, M1 6HP

Flat 19, China House, 14 Harter Street, Manchester, M1 6HP

Flat 17, China House, 14 Harter Street, Manchester, M1 6HP

109 Princess Street, Manchester, M1 6JB

Flat 6, 2 Harter Street, Manchester, M1 6HY

Flat 5, 2 Harter Street, Manchester, M1 6HY

Flat 9, 2 Harter Street, Manchester, M1 6HY

Flat 10, 2 Harter Street, Manchester, M1 6HY

Flat 8, 2 Harter Street, Manchester, M1 6HY

Flat 7, 2 Harter Street, Manchester, M1 6HY

Flat 11, 2 Harter Street, Manchester, M1 6HY

Suite 3B, Brunel House, 54 Princess Street, Manchester, M1 6HS



Second Floor, Brunel House, 54 Princess Street, Manchester, M1 6HS
Part Ground Floor, Brunel House, 54 Princess Street, Manchester, M1 6HS
Fourth Floor, Brunel House, 54 Princess Street, Manchester, M1 6HS
Suite 3A, Brunel House, 54 Princess Street, Manchester, M1 6HS

First Floor, Brunel House, 54 Princess Street, Manchester, M1 6HS
Basement, Brunel House, 54 Princess Street, Manchester, M1 6HS

Flat 503, 11 Harter Street, Manchester, M1 6HY

Flat 502, 11 Harter Street, Manchester, M1 6HY

Flat 501, 11 Harter Street, Manchester, M1 6HY

Flat 301, 11 Harter Street, Manchester, M1 6HY

Flat GO2, 11 Harter Street, Manchester, M1 6HY

Flat 201, 2 Waterloo Street, Manchester, M1 6HX

Flat GO1, 11 Harter Street, Manchester, M1 6HY

Flat 202, 2 Waterloo Street, Manchester, M1 6HX

Flat 102, 2 Waterloo Street, Manchester, M1 6HX

Basement To First Floor, National Museum Of Labour History, 103 Princess Street, Manchester,
M1 6DD

Fourth Floor, Rhodesia House, 52 Princess Street, Manchester, M1 6JX
Second Floor, Princess House, 105 - 107 Princess Street, Manchester, M1 6DD
Ground Floor Right, Rhodesia House, 52 Princess Street, Manchester, M1 6JX
Brunel House, 54 Princess Street, Manchester, M1 6HS

103 Princess Street, Manchester, M1 6DD

Second Floor, Rhodesia House, 52 Princess Street, Manchester, M1 6JX
Flat 16, 48 Princess Street, Manchester, M1 6HR

Flat 109, 63 Bloom Street, Manchester, M1 3LR

Flat 406, 63 Bloom Street, Manchester, M1 3LR

Flat 105, 63 Bloom Street, Manchester, M1 3LR

Flat 401, 63 Bloom Street, Manchester, M1 3LR

Flat 206, 63 Bloom Street, Manchester, M1 3LR

Flat 203, 63 Bloom Street, Manchester, M1 3LR

Flat 101, 63 Bloom Street, Manchester, M1 3LR

Flat 20, 48 Princess Street, Manchester, M1 6HR

Flat 10, 48 Princess Street, Manchester, M1 6HR

Flat 15, 48 Princess Street, Manchester, M1 6HR

Flat 22, 48 Princess Street, Manchester, M1 6HR

Flat 1, 48 Princess Street, Manchester, M1 6HR

Flat 21, 48 Princess Street, Manchester, M1 6HR

Flat 33, 48 Princess Street, Manchester, M1 6HR

Flat 23, 48 Princess Street, Manchester, M1 6HR

Flat 11, M1 Building, 50 Princess Street, Manchester, M1 6HR

Flat 3, M1 Building, 50 Princess Street, Manchester, M1 6HR

Flat 9, M1 Building, 50 Princess Street, Manchester, M1 6HR

Flat 16, M1 Building, 50 Princess Street, Manchester, M1 6HR

Flat 14, M1 Building, 50 Princess Street, Manchester, M1 6HR

Flat 2, M1 Building, 50 Princess Street, Manchester, M1 6HR

Flat 39, China House, 14 Harter Street, Manchester, M1 6HP

Flat 38, China House, 14 Harter Street, Manchester, M1 6HP

Flat 37, China House, 14 Harter Street, Manchester, M1 6HP

Flat 40, China House, 14 Harter Street, Manchester, M1 6HP

Flat 2, 2 Harter Street, Manchester, M1 6HY

Flat 1, 2 Harter Street, Manchester, M1 6HY

Flat 46, 48 Princess Street, Manchester, M1 6HR

Flat 36, China House, 14 Harter Street, Manchester, M1 6HP

Flat 303, 63 Bloom Street, Manchester, M1 3LR



Flat 110, 63 Bloom Street, Manchester, M1 3LR

Flat 106, 63 Bloom Street, Manchester, M1 3LR

Flat 14, 48 Princess Street, Manchester, M1 6HR

Flat 33, China House, 14 Harter Street, Manchester, M1 6HP
Flat 25, China House, 14 Harter Street, Manchester, M1 6HP
Flat 5, China House, 14 Harter Street, Manchester, M1 6HP
Flat 4, 48 Princess Street, Manchester, M1 6HR

Flat 26, China House, 14 Harter Street, Manchester, M1 6HP
Flat 23, China House, 14 Harter Street, Manchester, M1 6HP
Flat 21, China House, 14 Harter Street, Manchester, M1 6HP
Flat 15, China House, 14 Harter Street, Manchester, M1 6HP
Flat 19, M1 Building, 50 Princess Street, Manchester, M1 6HR
Flat 17, M1 Building, 50 Princess Street, Manchester, M1 6HR
Flat 34, China House, 14 Harter Street, Manchester, M1 6HP
Flat 22, China House, 14 Harter Street, Manchester, M1 6HP
Flat 16, China House, 14 Harter Street, Manchester, M1 6HP
Flat 13, China House, 14 Harter Street, Manchester, M1 6HP
Flat 15, M1 Building, 50 Princess Street, Manchester, M1 6HR
Flat 12, M1 Building, 50 Princess Street, Manchester, M1 6HR
Flat 31, China House, 14 Harter Street, Manchester, M1 6HP
Flat 30, China House, 14 Harter Street, Manchester, M1 6HP
Flat 28, China House, 14 Harter Street, Manchester, M1 6HP
Flat 27, China House, 14 Harter Street, Manchester, M1 6HP
Flat 29, China House, 14 Harter Street, Manchester, M1 6HP
Flat 20, China House, 14 Harter Street, Manchester, M1 6HP
Flat 8, China House, 14 Harter Street, Manchester, M1 6HP
Flat 3, China House, 14 Harter Street, Manchester, M1 6HP
Flat 302, 63 Bloom Street, Manchester, M1 3LR

Flat 301, 63 Bloom Street, Manchester, M1 3LR

Flat 207, 63 Bloom Street, Manchester, M1 3LR

Flat 204, 63 Bloom Street, Manchester, M1 3LR

Flat 102, 63 Bloom Street, Manchester, M1 3LR

Flat 405, 63 Bloom Street, Manchester, M1 3LR

Flat 11, China House, 14 Harter Street, Manchester, M1 6HP
Flat 6, China House, 14 Harter Street, Manchester, M1 6HP
Flat 304, 63 Bloom Street, Manchester, M1 3LR

Flat 108, 63 Bloom Street, Manchester, M1 3LR

Flat 104, 63 Bloom Street, Manchester, M1 3LR

Appendix 2 — Planning constraints

Article 4 Direction - Removal Of PD Rights Change Of Use From Class C3 To Class C4
Article 4 Direction - City Centre PD Restriction - Class B1(a) To C3

Aircraft Safeguarding Zone - Aircraft Safeguarding Zone - All Exceeding 90M

Coal Authority - Development Low Risk - Name: DEVELOPMENT_LOW_RISK_AREA
Conservation Area - Whitworth Street Conservation Area 1985

Area Team Boundary - Name: CENTRAL



