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Planning
Delegated Officer Report
Summary of application details
	Application reference:
	PLA-2026-001069

	Application type:
	Listed building consent (Alt/Ext)

	Proposal:
	Listed Building Consent for internal fit out works to ground floor lobby.

	Site address:
	Ground Floor  31 Booth Street Manchester M2 4AL

	Ward(s):
	Deansgate

	Date application valid:
	17 July 2026

	Applicant name:
	Scott  Fawcett

	Agent (if any):
	Ms Amy Kennedy

	Case officer:
	Sam Elliott

	Recommendation:
	Approve

	Date of recommendation:
	04/09/2026



Description of site, building and/or area
31 Booth Street is a grade II listed building originally named Fountain Court and dates from 1868. It is former warehouse attributed to the architects Clegg and Knowles constructed in brickwork with sandstone dressings in the venetian Gothic style. The building was subject to significant refurbishment in the early 1980s which resulted in a façade retention scheme that also extended along Fountain Street. As part of this scheme the interior was demolished and a structural frame with concrete beam and block floors was inserted. The significance of the building is primarily in the retained external façade and windows as no original fabric is retained in the interior. 

The building falls within the King Street Conservation Area and makes a positive contribution to the character of the area. Within its vicinity are the Grade II listed Waldorf House and nos. 60 & 62, Spring Gardens.

Description of development
Listed building consent is sought for internal fit out works to ground floor lobby.

The works include removals of sections of floor tiling, lighting and a ceiling bulkhead above the main entrance.

There would be a replacement of the ceiling access doors with a decorative finish, as well as installation of new joinery and door, partitions including a decorative replica living wall to form a small lobby, and acoustic panelling. 
Relevant planning history
108965/LO/2015/C1 - Internal and external alterations to the building, including the creation of new reception, entrance, toilet and riser arrangements and works to ceilings, the reinstatement of a former entrance to provide level access into the building, the installation of externally mounted equipment and louvred screen on the roof, works to the facade and level 6 of 1980s extension and the replace.
· Approved August 2015

139085/LO/2024 - Listed building consent for the replacement of the existing lift.
· Approved February 2024
Consultation, notification and publicity responses
Consultations

No consultations.
	
Notifications and publicity
[bookmark: _Hlk198207431]
Occupiers of neighbouring buildings were notified of the proposal via notification letters and the application was advertised by site notice and in the local press as affecting a listed building. No representations have been received as a result of this notification and publicity.

Relevant policies
The following policies are considered relevant to this application:

Places for Everyone

· JP-Strat2 – City Centre
· JP-P1 – Sustainable Places
· JP-P2 – Heritage 
The Adopted Core Strategy for the City of Manchester

· SP1 – Spatial Principles
· CC9 – Design and Heritage
· EN1 – Design Principles and Strategic Character Areas
· EN3 – Heritage 
· DM1 – Development Management
The Unitary Development Plan for the City of Manchester

· DC19 – Listed Buildings
NPPF

· Section 20 (Conserving and Enhancing the Historic Environment)
Listed Buildings and Conservation Areas Act 1990

· Section 16 (Decision of Application) 
Assessment
The proposed removals of floor tiling and the bulkhead would affect only modern fabric built out from the historic fabric of the remaining façade shell, rather than the historic fabric itself. There would be no harm to historic fabric as a result of the proposed demolitions.

The proposed partitioning including the replica living wall to form a small lobby would not substantially subdivide the existing lobby space and any harm is considered negligible. 

It is noted that the proposed plans show a seating booth to one corner which would be visible within the vantage of the building’s window. The applicant has confirmed via correspondence that the seating booth is not fixed, and this would not result in permanent harm to the external appearance of the building. 

New joinery and finishes, including that of the replacement ceiling access doors are not seen together with any historic fabric and are not considered to harm the special significance of the listed building. 

Assessment of Harm

Given the above, the proposal is not considered to have an adverse impact on the significance of the listed building. It is therefore not considered necessary to weigh the proposal’s impact against its public benefits as per Policy HE6 of the NPPF. 

On this basis, the proposal is considered to meet the statutory test to preserve as required by Section 16(2) of the Planning (Listed Building and Conservation Areas) Act 1990. The proposal is moreover considered to be in accordance with Places for Everyone Policies JP-Strat2, JP-P1 and JP-P2; Policies SP1, CC9, EN1, EN3 and DM1 of the Core Strategy; saved UDP policy DC19; as well as Section 20 of the NPPF.

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.
Conclusion
In consideration of the above and subject to conditions, the proposed works are considered to not have an unacceptable adverse effect on the listed asset’s architectural and historic character. On this basis, the scheme is still considered to meet the statutory test to preserve as required by Section 16(2) of the Planning (Listed Building and Conservation Areas) Act 1990. 

The proposal would also meet the requirements set out in Places for Everyone Policies JP-Strat2, JP-P1 and JP-P2; Policies SP1, CC9, EN1, EN3 and DM1 of the Core Strategy; saved UDP policy DC19; as well as Section 20 of the NPPF.

Recommendation: 
Approve

	Conditions attached to this decision



1) LBC Time

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) Approved Plans and Documents

The development hereby approved shall be carried out in accordance with following drawings and documents received by Manchester City Council as the Local Planning Authority

Plans

· 1394-0G-CL-01(D) Rev D [Feature Ceiling and Lighting Layout]
· 1394-0G-CL-02(D) Rev D [Feature Ceiling Details]

· 1394-0G-DE-01(D) Rev D [Demolitions Layout]

· 1394-0G-GA-01(C) Rev C [General Arrangement Layout]

· 1394-0G-HE-01(A) Rev A [Location Plan]

· 1394-0G-HE-04(A) Rev A [Proposed Elevations]
· 1394-0G-HE-05(A) Rev A [Heritage Significance]

· 1394-0G-JN-01(C) Rev C [Replica Living Wall]
· 1394-0G-JN-02 (C) Rev C [Reception Desk Modifications]

· 1394-0G-PT-01(D) Rev D [Partition, Flooring and Decorations Layout]
· 1394-0G-PT-02(C) Rev C [Acoustic Wall Panel Elevation]

All received 01/09/2026

Documents

· HERITAGE STATEMENT ref: 1394-HER-00G FIRST ISSUE

All received 17/07/2026

· Reception Refurbishment 31 Booth Street, Manchester Design Proposal Rev_B

All received 01/09/2026

Reason - To ensure that the development is carried out in accordance with the approved plans and pursuant to Places for Everyone Policies JP-Strat2, JP-P1 and JP-P2; Policies SP1, CC9, EN1, EN3 and DM1 of the Core Strategy; saved UDP policy DC19; as well as Section 20 of the NPPF.
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