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Planning
Delegated Officer Report
Summary of application details
	Application reference:
	PLA-2026-000876

	Application type:
	Listed building consent (Alt/Ext)

	Proposal:
	Listed Building Consent for external refurbishment, replacement roof-mounted plant and installation of louvre.

	Site address:
	13 Thomas Street Manchester  M4 1EU

	Ward(s):
	Piccadilly

	Date application valid:
	17 July 2026

	Applicant name:
	Nicole Slyu

	Agent (if any):
	Nigel Hetherington

	Case officer:
	Emily Booth

	Recommendation:
	Approve

	Date of recommendation:
	08 September 2026



Description of site, building and/or area
Description of development
Relevant planning history
	PLA-2026-000876
	Listed Building Consent for external refurbishment, replacement roof-mounted plant and installation of louvre.
	Valid: 2026-07-17, Decision: , Date: , Type: Listed building consent (Alt/Ext)




	PLA-2026-000876
	Listed Building Consent for external refurbishment, replacement roof-mounted plant and installation of louvre.
	Valid: 2026-07-17, Decision: , Date: , Type: Listed building consent (Alt/Ext)





Consultation, notification and publicity responses
Consultations
Notifications and publicity

Relevant policies
Assessment
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


Recommendation: Approve


	Conditions attached to this decision
	1)
	

	2)
	

	3)
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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-Strat1 - Core Growth Area

Policy JP-Strat2 - City Centre

Policy JP-P1 - Sustainable Places

Policy JP-P2 - Heritage

Policy JP-J2 - Employment Sites and Premises




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 SP1 - Spatial Principles

Policy CC9 - Design and Heritage

Policy EN1 - Design principles and strategic character areas

Policy EN3 - Heritage

Policy DM1 - Development Management

Saved Unitary Development Plan for Manchester (1995) - The following saved UDP Policies are of relevance to this application:

Saved policy DC19 - Listed Buildings

Save Policy DC18 - Conservation Areas

National Planning Policy Framework (NPPF) (2026)

Chapter 14 – Achieving well-designed places

Policy DP3: Key principles for well-designed places

Policy DP4: The design process

Chapter 20 – Conserving and enhancing the historic environment

Policy HE4: Securing the conservation of heritage assets

Policy HE5: Assessing effects on heritage assets

Policy HE6: Proposals affecting designated heritage assets

Planning (Listed Buildings and Conservation Areas) Act 1990
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Publicity - The application was advertised in the local press as an application for listed building consent, letters were sent to surrounding occupiers and a site notice was displayed on site. No comments were received. 
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Listed Building Consent is sought Listed Building Consent is sought for the following works:

		The replacement of the existing heating and cooling system including internal and external works.  

		Cleaning of the elevations and stone paving

		Repainting of metal glazing bars and cills

		Repair of stonework

		Removal of redundant detritus

		Installation of over panel to central section of security screens

		Replacement of one downlight with the entrance area with a colour changing version

		Infilling of the space behind the signage board with dry lining 

		Replacement of non-original timber and vinyl flooring with engineered oak strip flooring

		Installation of clear solar film to glazing

		Installation of fan coiling unit within the existing ceiling void

		Redecoration of walls, doors and ceilings.

		Replace existing internal lights

		Renew carpet coverings

		Renew tile coverings

		Renew wall lining 

		Replacement of library and studio space ceilings with new ceilings

		Replacement of kitchen and bathroom fittings

		The removal of the roller blind from an internal window

		The removal of opaque window film

		Reconfigure fixed furniture in the office






Planning permission referenced PLA-2026-000877 has also been submitted for the external equipment. 
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Principle of Development




The external works would be acceptable in principle as they are repairs and replacement of non-original items. The replacement of the heating and cooling equipment would improve the offer of this gallery and cultural attraction by better protecting the artwork and providing more comfortable and reliable conditions for staff and visitors. The updated equipment on the roof also can't be seen from street level. The internal works only affect non-original fabric and finishes. The works are therefore acceptable in principle. Therefor the works are acceptable in principle and align with sustainable development principles set out in Core Strategy Policy SP1 Places for Everyone policies and NPPF policies.




Layout, Scale and Appearance, including the impact on the affected Heritage Assets




The ground floor and basement of the gallery has a modern contemporary interior accommodating galleries and office areas and thereby is of lower significance. The only historic features on view are the columns. The internal works would not impact on historic fabric. . Given this, these works are considered acceptable and would have a neutral impact on heritage significance. 




The external works could have a beneficial impact provided that test panels are provided for the cleaning and stonework repairs  and made available for inspection and supported by appropriate methodologies. This information would be required by condition. 




The proposed equipment would replace the existing roof mounted equipment and would not be visible from street level as it would be installed in the same part of the roof as the existing equipment which is not visible. Therefore the proposals have a neutral impact on the listed building and the surrounding conservation area.




The proposed works would therefore be consistent with and comply with Policies SP1, CC9, EN3 and DM1 of the Adopted Core Strategy for the City of Manchester, saved policies DC18 and DC19 of the Unitary Development Plan for the City of Manchester, policies JP-P1, JP-Strat2 and JP-P2 of Greater Manchester's Places for Everyone Guidance in relation to the impact on visual amenity, and the NPPF policies DP3, DP4, HE4, HE5, HE6.
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This is considered to be an overall sympathetic approach to the refurbishment of the gallery. This impact on the Grade II listed building and the Conservation Area is considered to be acceptable and is considered to have an overall neutral impact on the affected heritage assets. 




The proposed works would therefore be consistent with and comply with Policies EN1, SP1, CC9, EN3 and DM1 of the Adopted Core Strategy for the City of Manchester and saved policies DC14, DC18 and DC19 of the Unitary Development Plan for the City of Manchester and Policies JP-P1, JP-Strat2 and JP-P2 of Greater Manchester's Places for Everyone Guidance and meet the requirements of Section 20 of the NPPF in relation to the impact on visual amenity the impact on the designated heritage assets.
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This application relates to a building named Market Buildings, which is a late nineteenth-century former fish market constructed of brick and stone in keeping with other buildings of the same age. The building has a regular bay structure with arched windows and a strong emphasis on symmetry. 

The building was constructed between 1880 and 1890 and retains some significant original features particularly the window openings but has been redeveloped internally into residential accommodation and commercial units and has non-original windows. The stone work of the elevation has also been overpainted. It is located within the Smithfield Conservation Area.

Market Buildings makes a highly positive contribution to the character of the conservation area through its prominent frontage, distinctive red-brick and stone construction, and relationship with surrounding historic warehouse buildings. It is part of a cohesive group of historic commercial buildings that demonstrate the history of this part of the Northern Quarter and the surrounding conservation area.

It is located on Thomas Street is located within Manchester's Northern Quarter which is a mixed-use city centre neighbourhood characterised by a dense urban grain, active street frontages, and a high concentration of historic commercial buildings. There are former nineteenth-century warehouses, workshops and shops which have been converted to retail, leisure, office and residential uses. The area has relatively narrow streets, wide pedestrian footways, active frontages and street furniture

The buildings on Thomas Street are predominantly three to six-storey red-brick buildings arranged tightly along the back of pavement. A majority of the surrounding buildings are consistent in the use of red brick, stone detailing, large window openings and traditional warehouse proportions. Ground-floor units are generally occupied by independent shops, cafés, bars and restaurants. 

This application relates to the ESEA Gallery which is the UK's only non-profit visual arts organisation dedicated to presenting and promoting artists and artistic practices informed by East and Southeast Asian (ESEA) heritage. The gallery occupies ground and upper floor accommodation within Market Buildings and provides exhibition space, artist studios, community facilities, educational programmes, and cultural events.
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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.
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The development hereby approved shall be carried out in accordance with the following drawings and documents: 




The site location plan referenced LSA 079 L 010 received by the City Council, as Local Planning Authority, on the 17 July 2025 




The drawings referenced:




LSA 079 PA 222 Rev B




Received by the City Council as local planning authority on 12 August 2026




LSA 079 PA P 235

LSA 079 PA D 113

LSA 079 PA P 213




Received by the City Council as local planning authority on 17 July 2026




LSA 079 PA P 4511

LSA 079 PA P_212

LSA 079 PA P 234

LSA 079 PA P 233

LSA 079 PA P 232

LSA 079 PA P_231

LSA 079 PA P_211




Received by the City Council as local planning authority on 2 July 2026




Reason - To ensure that the development is carried out in accordance with the approved plans. Pursuant to policies SP1 and DM1 of the Core Strategy.
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a) Prior to the commencement of the hereby cleaning and stone repair works, a detailed method statement for these works shall be submitted to and approved in writing by the City Council as local planning authority. 




b) Samples of these treatments shall then be made available for assessment by the City Council as local planning authority and approved in writing by the City Council as local planning authority prior to any further cleaning or stone repair.  




c) The works to repair the elevation shall then be carried out only in accordance with the approved method statement and shall be completed within 2 months of the completion of all other approved works. 




Reason - In the interests of ensuring the correct rebuilding of the wall and because the proposed works affect a building that is within the curtilage of a building which is included in the Statutory List of Buildings of Special Architectural or Historic Interest so careful attention to building work is required to protect the character and appearance of this building in accordance with policies SP1, CC9, EN1, EN 3 and DM1 of the Adopted Core Strategy for the City of Manchester, the Design and Principle of the Guide to Development in Manchester SPD and saved policies DC18.1 and DC19.1 of the Unitary Development Plan for the City of Manchester.





