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Planning
Delegated Officer Report
Summary of application details
	Application reference:
	PLA-2026-000328

	Application type:
	Listed building consent (Alt/Ext)

	Proposal:
	Listed Building Consent for investigative and remediation works associated with fire safety


	Site address:
	Century Buildings 14 St Mary's Parsonage Manchester M3 2DF

	Ward(s):
	Deansgate

	Date application valid:
	14 May 2026

	Applicant name:
	Crest Nicholson Plc

	Agent (if any):
	Mr Joseph Edwards

	Case officer:
	Jack Naven

	Recommendation:
	Approve

	Date of recommendation:
	08 July 2026



Description of site, building and/or area
Century Buildings stands at 14 St Mary’s Parsonage, overlooking Parsonage Gardens in Central Manchester, at the heart of Parsonage Gardens Conservation Area.
The buildings comprise of three structures:
· The 1905–1909 Edwardian block (National Buildings) designed by Harry S. Fairhurst; 
· A 1960s concrete-framed tower to the rear; 
· A 1999–2000 residential conversion, including atriums, raised floors, walkways, services and penthouse additions.
The building is Grade II listed, first designated in 6 June 1994. The listing covers the entire building, including later structures.
The original 1905–1909 construction comprises:
· A multi-storey steel-framed office block, Clad predominantly in moulded terracotta, a material prized for fire-resistance and ornament Richly modelled façades with pilasters, cornices and classical detailing
· Cupola-topped end bays, providing visual prominence from Parsonage Gardens
· Large sash or casement windows arranged in regular vertical rhythms
· A pronounced and carefully articulated roofline and attic storey
The 1960s tower is typical of mid-century commercial architecture, featuring:
· Reinforced concrete frame
· Flat roofs and parapets
· Simple, utilitarian façade treatment
· Functional distribution of office or service spaces
· Minimal decorative treatment
The 1999–2000: Residential Conversion & Atria Insertion saw the following interventions:
· The creation of two large internal atria, formed by glazing over historic lightwells, with; steel walkways bridges, communal access decks
· Insertion of raised access floors throughout much of the historic block to route mechanical and electrical services
· New plasterboard partitions establishing apartment layouts- Installation of MF ceilings, suspended ceilings and service voids
· Formation of extensive services risers, ductwork routes and plant zones
· Upgrading or inserting new fire-compartmentation systems
· Construction of penthouses, built from modern lightweight materials, above the historic cornice line
· Application of cladding and curtain walling to tower and penthouse areas
· Re-routing and consolidating building-wide ventilation systems and communal ductwork
The building’s south elevation forms part of a coherent Edwardian and interwar architectural ensemble around Parsonage Gardens—an important green space within the Conservation Area. Its elevated, ornate façade forms a defining element of the local townscape.
Description of development
Listed Building Consent is sought for opening works for investigative, and remediation works associated with fire safety.
All penetrations are to be made good, and the area of works restored back to the original appearance.
Related Applications
128652/FO/2020 - Elevational alterations to include replacement of various existing cladding materials with alternative non-combustible cladding types. Approved April 2021.
CDN/23/0859 - Discharge of Condition 3b (Materials) attached to Planning Permission 128652/FO/2020. Approved February 2024.
Consultation, notification and publicity responses
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 because of this publicity.
Relevant policies
The Places for Everyone Plan - Joint Development Plan Document, for nine of the 10 boroughs which make up Greater Manchester adopted on 21st of March 2024: 
· Policy JP-Strat2 - City Centre 
· Policy JP-P1 - Sustainable Places 
· Policy JP-P2 - Heritage 
The Manchester Core Strategy - Development Plan Document 2012-2027 ("the Core Strategy") was adopted by the City Council on the 11th of July 2012: 
· Policy CC9 - Design and Heritage 
· Policy EN1 - Design Principles and Strategic Character Areas 
· Policy EN3 - Heritage 
· Policy SP1 - Spatial Principles 
· Policy DM1 - Development Management
Saved Unitary Development Plan for Manchester - The following saved UDP Policies are of relevance to this application: 
· Policy DC18 - Conservation Areas 
· Policy DC19 - Listed Buildings
National Planning Policy Framework (NPPF) (2024) 
· Chapter 12 - Achieving well-designed places
· Chapter 16 - Conserving and enhancing the historic environment 
Draft National Planning Policy Framework (NPPF) (2025) 
The government has published a consultation National Planning Policy Framework which is intended to improve housebuilding rates through a clearer, more predictable and faster policy basis for decision and plan making. 
Whilst this is a draft NPPF for consultation it is considered that the development proposals are in accordance with the general thrust of policy contained within it. 
As set out in the printed report no adverse impacts have been identified through consideration of the application proposals that would outweigh a positive decision in this instance. 
Planning (Listed Buildings and Conservation Areas) Act 1990
Assessment
Impact on the listed building
The significance of the building is derived from the 1905–1909 Edwardian block's architectural composition, materials, and contribution to the character and appearance of the surrounding townscape, particularly in relation to Parsonage Gardens.
The building is recognised for its well-composed principal elevation, which exhibits characteristics typical of high-quality commercial architecture of the period, including strong vertical articulation, regular bay spacing, and the use of durable and decorative façade materials. These features contribute to a coherent and legible architectural form that reinforces the building’s presence within the Conservation Area.
The listed status applies to the building as a whole, including later phases of alteration and extension. However, as is typical for buildings of this type, significance is understood to be concentrated in the original external envelope, overall form, and structural expression, with later internal alterations generally making a more limited contribution to the building’s special interest.
While the internal arrangement has undergone substantial change, aspects of this phase survive:
· The primary structural frame
· Terracotta façades
· The original massing and spatial envelope
· Elements of circulation and residual floorplate geometry
Subsequent phases of development—including mid-20th-century additions and late 20th-century conversion works—form part of the building’s evolution. While these elements contribute to an understanding of the building’s continued use and adaptation, they are typically of lesser heritage significance when compared to the principal early 20th-century fabric.
The 1960s tower is structurally independent but physically linked to the Edwardian block through shared cores and circulation routes. It lacks the ornamental qualities, craftsmanship, or high architectural value associated with the 1905–1909 building and therefore contributes low significance to the heritage asset.
Impact on Heritage
The investigative works are carried out by using hand tools and all opening locations are recorded. 
These investigative works are to be confined to plasterboard linings, raised floors, MF ceilings and modern riser enclosures.
All opening-up works are considered to be reversible, and all areas are to be fully reinstated. 
Overall, it is considered that no harm was caused by the carrying out of these works.
Heritage Assessment 
As no harm was identified as a result of the proposal, the scheme is not required to be assessed against the public benefits.
Following an Officer site visit there are still some areas that require making good. Through a condition, a method statement and sample repair are to be submitted.
It is considered that this application is considered acceptable and the works would not result in any harm to the heritage asset as outlined above and therefore is in accordance with Places for Everyone Plan policies JP-Strat2, JP-P1, and JP-P2, Manchester Core Strategy policies CC9, EN1, EN3, DM1 and SP1, Saved Unitary Development Plan for Manchester polices DC18 and DC19, section 16 of the NPPF, and the Planning (Listed Buildings and Conservation Areas) Act 1990.
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

	Conditions attached to this decision




1) 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 14 May 2026:

· Location Plan
· Most egregious fire stopping failures at Century Buildings
· Building GA Plan Level 06 Survey Plans M254-FIL-XX-ZZ-DR-W-4006 P01
· Building GA Plan Level 07 Flat Numbers M254-FIL-XX-ZZ-DR-W-4007 P01
· Listed Building Consent & Baseline Heritage Assessment

Reason - To ensure that the development is carried out in accordance with the approved plans. Pursuant to policies JP-P1 and JP-P2 of Places for Everyone, SP1, EN3 and DM1 of the Manchester Core Strategy and saved policies DC18.1, and DC19.1 of the Unitary Development Plan for the City of Manchester.  

2 a) Within 2 months of the date of this planning permission, a method statement for the repairs and making good associated with the investigative works hereby approved shall be submitted to and approved in writing by the Local Planning Authority.

b) Within 2 months of the approval of part a of this condition, a sample repair in accordance with the approved method statement shall be submitted to and approved in writing by the Local Planning Authority. 

All repairs and making good shall then be implemented in accordance with the approved method statement and sample repair within 2 months of the discharge of this condition.

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 and careful attention to building work is required to protect the character and appearance of this building and to ensure consistency in accordance with policy and EN3 of the Core Strategy and saved policy DC19.1 of the Unitary Development Plan for the City of Manchester.
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