
 
 

Planning 

Growth & Development 

Delegated officer report for planning application 

 
 
Application no. 128707/FO/2020 

Date registered valid: 5 April 2022 

Proposal: Erection of plant equipment onto existing plant deck. 

Address: 34-36 King Street, Manchester, M2 6AZ 

Ward(s): Deansgate Ward 
 

Applicant:  Beaconsfield Estates 34-36 King Street, Manchester, M2 
6AZ 

Agent (if any): Mr Tom Patchett Northmill Associates Suite 3, 6th Floor, 55 
King Street, Manchester, M2 4LQ 

Case officer: Eve Woolstencroft 
Tel: 0161 234 4533 
Email: eve.woolstencroft@manchester.gov.uk 

Recommendation: Approve     

Date of recommendation: 21 June 2022 

 
  



Application details 
 
Type of application: Full Application Consent 
 
Development type: Minor Other 
 
Date of site visit:  
 
Standard consultations: 
Printed: 20 April 2022  Expired: 11 May 2022 
 
Neighbour notifications 
Printed: 20 April 2022  Expired: 11 May 2022 
 
Site notice 
Posted:   Expired:  
 
Press advert 
Published: 26 April 2022  Expired: 17 May 2022 
 
Departure from Development Plan:  No 
 
Environmental Statement:  Not required  
 
Listed building:  Not applicable  
 
Conservation area:  St Anns Square Conservation Area 1970  
 
Tree Preservation Order:   
 
 
Description of Site/Area 
The application site relates to the roof of 34-36 King Street which is a four-storey 
building in use as an office on the upper floors with a ground floor commercial unit. 
King Street is a busy, pedestrianised street. The building is not listed but is 
considered a non-designated heritage asset and the application site is located within 
St. Ann’s Square Conservation Area. 
 
Description of Development  
The application is for the installation of six heat pump outdoor units onto an existing 
plant deck atop the roof of 34-36 King Street. The roof deck was approved as part of 
planning application ref. 122453/JO/2019. 
 
 
Consultations & Notification Responses 
 
Local residents/businesses were notified and a site notice was posted for 21 days 
however no representations have been received.   
 
Highways – no objections 



 
Environmental Health –Recommendation of a condition to ensure the development is 
carried out in accordance with the submitted acoustic report and for a verification 
support to be submitted.  
 
Policies  

National Planning Policy Framework  

Relevant Sections: 

Section 12 'Achieving Well Designed Places' states that 'the creation of high quality 

buildings and places is fundamental to what the planning and development process 

should achieve. Good design is a key aspect of sustainable development, creates 

better places in which to live and work and helps make development acceptable to 

communities. Being clear about design expectations, and how these will be tested, is 

essential for achieving this'.   

Section 16 ‘Conserving and enhancing the historic environment’ states 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’. 

The Core Strategy Development Plan Document 2012 -2027 ("the Core Strategy") 

was adopted by the City Council on 11th July 2012. It is the key document in 

Manchester's Local Development Framework. The Core Strategy replaces significant 

elements of the Unitary Development Plan (UDP) as the document that sets out the 

long term strategic planning policies for Manchester's future development.  

A number of UDP policies have been saved until replaced by further development 

plan documents to accompany the Core Strategy. Planning applications in 

Manchester must be decided in accordance with the Core Strategy, saved UDP 

policies and other Local Development Documents.  

Policy SP1 identifies the City Council's Core Development Principles and states that 

development in all parts of the City should:-  

Make a positive contribution to neighbourhoods of choice including:-  

- Creating well designed places that enhance or create character  

- Making a positive contribution to the health, safety and wellbeing of residents  

- Considering the needs of all members of the community regardless of age, gender, 

disability, sexuality, religion, culture, ethnicity or income.  

- Protect and enhance the built and natural environment  

Minimise emissions, ensure efficient use of natural resources and reuse previously 

developed land wherever possible.  



Improve access to jobs, services, education and open space by being located to 

reduce the need to travel and provide good access to sustainable transport 

provision.  

Policy EN1 relates to design principles and strategic character areas and states that 

all development in Manchester will be expected to follow the seven principles of 

urban design listed below:  

- Character: a place with its own identity  

- Continuity and enclosure: a place where public and private places are clearly 

distinguished  

- Quality of the public realm: a place with attractive, and successful outdoor areas  

- Ease of movement: a place that is easy to get to and move through  

- Legibility: a place that has a clear image and is easy to understand  

- Adaptability: a place that can change easily  

- Diversity: a place with variety and choice  
 
EN3: Proposals which enable the re-use of heritage assets will be encouraged 

where they are considered consistent with the significance of the heritage asset. 

Policy DM 1 states that all development should have regard to the following specific 

issues for which more detailed  

guidance may be given within a supplementary planning document:-  

- Appropriate siting, layout, scale, form, massing, materials and detail.  

- Impact on the 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.  

- Effects on amenity, including privacy, light, noise, vibration, air quality and road 

safety and traffic generation. This could also include proposals which would be 

sensitive to existing environmental conditions, such as noise.  

- Community safety and crime prevention.  

- Design for health.  

- Adequacy of internal accommodation and external amenity space.  

- Refuse storage and collection.  

- Effects relating to biodiversity, landscape, archaeological or built heritage.  

Unitary Development Plan - The site is unallocated in the plan.  

Policy DC26.1 states that the Council intends to use the development control 

process to reduce the impact of noise on people living and working in, or visiting, the 

City. In giving effect to this intention, the Council will consider both:  



a. The effect of new development proposals which are likely to be generators of 

noise and  

b. The implications of new development being exposed to existing noise sources 

which are effectively outside planning control.  

Issues  

Visual impact of works  

The development would involve the installation of 6 units located on an existing plant 

deck. The units would be arranged in stacks comprising two units, with the three 

smaller units stacked on top of the three larger units. The plant deck is located 

towards the rear of the roof and is recessed which ensures the equipment is not 

visible form street level or from within the building. There are not considered to be 

any adverse impacts on the St Ann’s Square conservation area. The proposal is 

therefore considered to be acceptable and in accordance with Core Strategy Policy 

DM1 and EN3.  

Noise  

A noise assessment has been submitted along with the planning application, EH 
officers have assessed the noise report and that they are satisfied with the content, 
as the acousticians have demonstrated that the noise requirements would be 
complied with. However, the applicant would still need a verification report once the 
units have been commissioned to prove that they are operating at the agreed level, 
and are in compliance with the 5dB(A) below background level criteria. It is therefore 
proposed to attach an appropriately worded noise condition to any approval. 
 
 
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 to 
guide the application through the stages of the planning process and resolve any 
issues that arose in 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:  
 
Location Plan received by the City Council as Local Planning Authority on 25 
November 2020: 
 
L(00) 011- Site Location Plan 
L(00) 012 -Existing Site Plan 
L(00) 111 -Proposed Site Plan 
L(01) 011 -Existing Roof Plan 
L(01) 111 -Proposed Roof Plan 
L(02) 011 -Existing Elevation 01 
L(02) 012 -Existing Elevation 02 
L(02) 111 -Proposed Elevation 01 
L(02) 112 -Proposed Elevation 02 
L(03) 111 -Existing and Proposed Section A-A 
 
Technical Specification document ref. PLA-M R32  
 
Location Plan received by the City Council as Local Planning Authority on 10 June 
2022: 
 
Noise survey and plant noise egress assessment prepared by Sandy Brown 
referenced 22072-R01-E dated 6 June 2022 
 
Reason - To ensure that the development is carried out in accordance with the 
approved plans, pursuant to policies SP1 and DM1 of the Manchester Core Strategy 
(2012). 
 
 3) a) Externally mounted ancillary plant, equipment and servicing shall be selected 
and/or acoustically treated in accordance with the recommendations in the Noise 
survey and plant noise egress assessment prepared by Sandy Brown referenced 
22072-R01-E dated 6 June 2022 received by the City Council as Local Planning 



Authority on 10 June 2022. The measures shall be implemented in full prior to first 
use of the development.  
 
b) Prior to first use of the equipment, a verification report shall be submitted to and 
approved in writing by the City Council as local planning authority to validate that the 
work undertaken throughout the development conforms to the recommendations and 
requirements in the approved acoustic report. The report shall also undertake post 
completion testing to confirm that the noise criteria have been met. Any instances of 
non-conformity with the recommendations in the report shall be detailed along with 
any measures required to ensure compliance with the agreed noise criteria. 
 
Reason - To minimise the impact of the development and to prevent a general 
increase in pre-existing background noise levels around the site pursuant to policy 
DM1 of the Manchester Core Strategy and saved policy DC26.1 of the Unitary 
Development Plan for the City of Manchester. 
 
 
 
Informatives 
 
 1) The applicant should be advised that any requirements for licensing, 
hoarding/scaffolding, skips and any associated temporary traffic management 
arrangements will need discussion and agreement with the council's Highway 
Applications and Network Resilience teams via Email -
highwaylicenses@manchester.gov.uk 
 
 
 
  



Appendix 1 – List of consultees & neighbours notified 
 
 Highway Services 
 Environmental Health 
 
Flat 3, 33 South King Street, Manchester, M2 6DE 
Flat 2, 33 South King Street, Manchester, M2 6DE 
Flat 1, 33 South King Street, Manchester, M2 6DE 
42 King Street West, Manchester, M3 2WY 
23 King Street, Manchester, M2 6AN 
First Floor Right Suite B, 23 King Street, Manchester, M2 6AN 
Second Floor, 23 King Street, Manchester, M2 6AN 
Third Floor, 23 King Street, Manchester, M2 6AN 
First Floor Suite A, 23 King Street, Manchester, M2 6AN 
Second Floor, 36 King Street, Manchester, M2 6BA 
Third Floor, 40 - 44 King Street, Manchester, M2 6BA 
Second Floor, 40 - 44 King Street, Manchester, M2 6BA 
Suite 3C Part Third Floor, 40 - 44 King Street, Manchester, M2 6BA 
Suite 3B Part Third Floor, 40 - 44 King Street, Manchester, M2 6BA 
Suite 1B Part First Floor, 40 - 44 King Street, Manchester, M2 6BA 
Third Floor, 36 King Street, Manchester, M2 6BA 
THE WHITE COMPANY, 21 King Street, Manchester, M2 6AF 
10 - 14 South King Street, Manchester, M2 6DQ 
First Floor, 30 King Street, Manchester, M2 6AZ 
Basement And Ground Floor, 30 King Street, Manchester, M2 6AZ 
Suite 1A Part First Floor, 40 - 44 King Street, Manchester, M2 6BA 
Third Floor, 28 - 30 King Street, Manchester, M2 6AY 
40 - 44 King Street, Manchester, M2 6BA 
28 - 30 King Street, Manchester, M2 6AY 
First Floor, 36 King Street, Manchester, M2 6AZ 
Basement And Ground Floor, 34 - 36 King Street, Manchester, M2 6BA 
PAUL NICHOLS & CO, Second Floor Front, 28 King Street, Manchester, M2 6AY 
36 King Street, Manchester, M2 6BA 
30 King Street, Manchester, M2 6AZ 
28 King Street, Manchester, M2 6AY 
38 - 42 King Street, Manchester, M2 6BA 
Second Floor, 30 King Street, Manchester, M2 6AZ 
First Floor Front, 30 King Street, Manchester, M2 6AZ 
Phase Eight, 25 King Street, Manchester, M2 6AF 
 
 
 
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 - St Anns Square Conservation Area 1970 
Area Team Boundary - Name: CENTRL 
 


