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Planning
Delegated Officer Report
Summary of application details
	Application reference:
	PLA-2026-000940

	Application type:
	Full planning permission

	Proposal:
	Erection of a second-floor extension.

	Site address:
	Second Floor 101-103 Oldham Street Manchester M4 1LW

	Ward(s):
	Piccadilly

	Date application valid:
	07 July 2026

	Applicant name:
	SA Property Services Ltd

	Agent (if any):
	Amanda Olley

	Case officer:
	Sam Elliott

	Recommendation:
	Approve

	Date of recommendation:
	10/09/2026



Description of site, building and/or area
The proposed development site is located at 101-103 Oldham Street, in the Northern Quarter of Manchester. The building is located in the Smithfield conservation area. The building itself is not listed but the neighbouring building is the Grade II listed 105 Oldham Street. 

The building is a mixed use and at ground floor there is a bar/restaurant, with the upper floors accommodating office/studio space. The building features stone detailing to the front elevation, whilst the rear comprises red brick.

The rear elevation of the building is staggered at each level. There is a flat roof at first floor level.

The rear of the site is currently visible through a vacant plot on Tib Street.

Background

Application 130047/FO/2021 for the erection of a second-floor extension to an existing office space above a flat roof was approved 21/12/2021. 

To date, no development had commenced on site and therefore the three-year limit for the permission has passed.  
Description of development
Planning permission is now sought for a similar scheme as approved in 130047/FO/2021.

The development would similarly be for the erection of a second-floor rear extension to an existing office space above the staggered first floor flat roof. 

The proposed extension would extend from the rear of the property by 4.37m and across the rear of the building by approximately 9.9m.

However, the originally proposed cladding materials (Tata Steel Trisomet 80mm Wall Cladding (Laid vertically) in colour Sirius (RAL 9006)) have been replaced by a proposed slate roof system.

Relevant planning history
144881/FO/2026: Demolition of existing building at 78-80 Tib Street and erection of four-storey building (Use Class E). 
· Approved 10/04/2026.

145274/FO/2026: Erection of a five-storey building, with Use Class E to the ground floor and 4no. apartments to the upper floors.
· Validated 12/06/2026
· Ongoing application

Consultation, notification and publicity responses
Consultations

MCC Highways Services
No objection, subject to condition:
· The development is not expected to give rise to highway safety concerns or a severe impact on the local road network.  
· Site is accessible by sustainable modes.
· No significant increase in parking demand anticipated, no impact on footway.
· 1no cycle space recommended for condition. 
· CMP condition recommended.
· Waste arrangements to remain as existing.

MCC Environmental Health
No comments/objection.

MCC Flood Risk
No objection:
· The applicant is advised to incorporate Property Flood Resilience (PFR) measures to a minimum of 150mm above the surface water flood level or a minimum of 600mm above the fluvial flood level.
· MCC records highlight that the underground River Tib is located within close proximity to the site. Informative requested. 
· Request that the applicant informs the onsite contractor to remain observant and to take safety precautions during excavation. 
· If any major unknown drainage assets are found beneath the site, then further investigation works should take place and LLFA should be contacted.

Notifications and publicity

Neighbour notification letters were sent to surrounding properties. A site notice and local press advert were also produced, publicising the scheme as affecting the setting of a listed building and conservation area. At the time of writing this report, no representations have been received due to this notification or publicity. 

Relevant policies
Places for Everyone
· JP-Strat2 – City Centre 
· JP-S1 – Sustainable Development
· JP-C1 – An Integrated Network
· JP-C6 – Walking and Cycling
· JP-C8 – Transport Requirements for New Development
· JP-J1 – Supporting Long-Term Economic Growth 
· JP-J2 – Employment Sites and Premises
· JP-J3 – Office Development
· JP-P1 – Sustainable Places 
· JP-P2 – Heritage

The Adopted Core Strategy for the City of Manchester
· SP1 – Spatial Principles
· EC1 – Employment and Economic Growth in Manchester
· EC3 – The Regional Centre
· CC1 – Primary Economic Development Focus: City Centre and Fringe
· CC5 – Transport 
· CC7 – Mixed Use Development
· CC9 – Design and Heritage
· CC10 – A Place for Everyone
· T1 – Sustainable Transport
· T2 – Accessible Areas of Opportunity and Need
· EN1 – Design Principles and Strategic Character Areas
· EN3 – Heritage 
· EN19 – Waste 
· DM1 – Development Management

The Unitary Development Plan for the City of Manchester
· DC18 – Conservation Areas
· DC19 – Listed Buildings
· DC26 – Development and Noise
NPPF
· Section 7 (Building a Strong, Effective Economy) 
· Section 12 (Making Effective Use of Land)
· Section 14 (Achieving Well Designed Places) 
· Section 15 (Promoting Sustainable Transport)
· Section 16 (Promoting Healthy and Safe Communities)
· Section 17 (Pollution, Public Protection and Security)
· Section 20 (Conserving and Enhancing the Historic Environment) 

Listed Buildings and Conservation Areas Act 1990
· Section 66 (General duty as respects listed buildings in exercise of planning functions)
· Section 72 (General duty as respects conservation areas in exercise of planning functions)

Assessment
Principle of Development

The proposal would provide additional office floorspace to allow internal reconfigurations of the floorplate by intensifying the existing plot and utilising the airspace to the rear of the application building. The proposal would therefore provide economic benefits in supporting the ongoing operations of an office end-user, expand the city’s office floorspace and make effective use of land.

The proposal would therefore be in accordance with Places for Everyone Policies JP-Strat2, JP-S1, JP-J1, JP-J2, JP-J3, JP-P1 and JP-P2; Core Strategy Policies SP1, EC1, EC3, CC1 and CC7; as well as Sections 7 and 12 of the NPPF. 

Visual Appearance and Impact on Heritage

Application 130047/FO/2021 for a similar scheme was approved 21/12/2021.

The proposed rear extension would not exceed the width of the building’s rear and would be slightly set in from the first floor below. The proposal is considered proportionate and appropriate in its scale and massing.

The proposed slate roof system would help integrate the extension into the surrounding roofscape environment and be an appropriate material for the Smithfield Conservation Area. A condition for final details and samples is recommended in the event of an approval. 

The proposal would not be visible from the main Oldham Street route. While it is acknowledged that the rear roofscape of the application building is currently visible from Tib Street, it is noted that application 145274/FO/2026 for the erection of five-storey building has been validated 12/06/2026. Notwithstanding that this is an ongoing application and without prejudice to its outcome, it is noted that there is a development ambition for this infill site which would remove this vantage. Even without development the rear roofscape of the site is only obliquely glimpsed from this position.

In consideration of the above, the proposal would have an acceptable and limited visual impact.

Given the above, the proposal is not considered to have an adverse impact on the significance of any listed buildings within the vicinity or the Smithfield Conservation Area. 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 Sections 66 and 72 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 policies DC18 and DC19; and Sections 14 and 20 of the NPPF.

Impact on the Highway Network

MCC Highways Services have reviewed the application and are satisfied that the use is not likely to generate a significant increase in trips, and that the site would be accessible by sustainable modes of transport. 

The consultee also recommend a Construction Management Plan (CMP) is conditioned. 

Subject to a CMP condition, the scheme would be in line with Places for Everyone Policies JP-P1, JP-C1 and JP-C8; Core Strategy Policies SP1, CC5, T2 and DM1; and Section 15 of the NPPF as they relate to impacts on the highway network and sustainable transport.

Parking
The site is located within the city centre. No car or cycle parking is proposed as part of this application. 
MCC Highways have reviewed the application and are satisfied that the increase in internal space is not likely to generate a significant increase for vehicular parking demand. 
Notwithstanding the lack of cycle parking, it is not considered that this would be a sufficient reason for refusal given the nature of the development as an upper floor extension and the site’s sustainable transport location within the City Centre.
The proposal is therefore considered acceptable with respect to Places for Everyone Policies JP-Strat2, JP-C1, JP-C6, JP-C8 and JP-P1; Core Strategy Policies SP1, CC5, CC10, T1, T2, DM1; as well as Sections 14, 15 and 16 of the NPPF.

Accessibility

While there is no internal lift and the extended office space is not accessible, the provision of an internal lift is not within the scope of this application. 

As a relatively small extension to an existing arrangement, the proposal would be acceptable with respect to Places for Everyone Policies JP-P1 and JP-C8; as well as Core Strategy Policies SP1, T2 and CC10 as they relate to accessibility.

Waste 

The existing outdoor area for bins would be retained and accommodate any additional waste generated within the second-floor extension.

MCC Highways have reviewed the application and are satisfied with this arrangement. MCC Environmental Health have also reviewed the application and raised no objection on grounds of waste. 

Subject to a condition requiring continued use of the existing waste arrangements, the proposal would be in line with Places for Everyone Policy JP-P1; Core Strategy Policies SP1, EN19 and DM1; and Section 17 of the NPPF as they relate to disamenity resulting from waste.

Overlooking

The proposed 4no. rear windows would be in proximity to the residential apartments opposite. Additionally, it is noted that an application for residential apartments has been validated which would be overlooked by the proposed rear windows. Notwithstanding that this is not determined, there is a demonstrable residential ambition for this plot.

While there would be proximity to residential habitable room windows, the site location is a city centre plot within a dense urban grain, and the amended plans show that these rear windows would be obscure glazed. 

Subject to a compliance condition to ensure obscure glazing, the proposal would comply with Places for Everyone Policies JP-P1; Core Strategy Policies SP1 and DM1; as well as Sections 12 and 14 of the NPPF as they relate to matters of residential amenity and privacy.

Noise

No plant is proposed as part of this application and the extension is to an existing use. 

MCC Environmental Health have reviewed the application and did not recommend any conditions. 

The proposal is considered to comply with Core Strategy Policies SP1 and DM1; saved UDP Policy DC26; and Section 17 of the NPPF as they relate to noise disamenity.

Flood Risk

Flood Risk consultees have reviewed the application and are satisfied with the scheme subject to informatives. No conditions were recommended.

The first would advise the applicant to incorporate Property Flood Resilience (PFR) measures to a minimum of 150mm above the surface water flood level or a minimum of 600mm above the fluvial flood level.

The second would highlight that the underground River Tib is located within close proximity to the site, and request that the applicant informs the onsite contractor to remain observant and to take safety precautions during excavation. If any major unknown drainage assets are found beneath the site, then further investigation works should take place and LLFA should be contacted.

As the scheme relates solely to a second-floor extension, it is not considered that these informatives are necessary.

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
	The proposal would provide an extension to an existing office floorplate and would be acceptable in terms of visual, heritage, highways, and amenity impacts. The proposal would therefore be in accordance with Places for Everyone Policies JP-Strat2, JP-S1, JP-C1, JP-C6, JP-C8, JP-J1, JP-J2, JP-J3, JP-P1 and JP-P2; Core Strategy Policies SP1, EC1, EC3, CC1, CC5, CC7, CC9, CC10, T1, T2, EN1, EN3, EN19, and DM1; saved UDP Policies DC18, DC19 and DC26; Sections 66 and 72 of the Listed Buildings and Conservation Areas Act 1990; as well as Sections 7, 12, 14, 15, 16, 17 and 20 of the NPPF. 



Recommendation:
Approve

Article 35 Declaration
Officers have worked with the applicant/agent in a positive and proactive manner based on seeking solutions to problems arising in relation to dealing with the application.


	Conditions attached to this decision



1) 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 91 of the Town and Country Planning Act 1990.


2) Approved Plans and Documents

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

Plans

· 101-103OS/PLAN SHEET1OF1 REVISION E

All received 09/09/2026

[bookmark: _Hlk221887675]Documents

· HERITAGE, DESIGN AND ACCES STATEMENT dated April 2021

All received 07/07/2026


Reason - To ensure that the development is carried out in accordance with the approved plans. Pursuant to Places for Everyone Policies JP-Strat2, JP-S1, JP-C1, JP-C6, JP-C8, JP-J1, JP-J2, JP-J3, JP-P1 and JP-P2; Core Strategy Policies SP1, EC1, EC3, CC1, CC5, CC7, CC9, CC10, T1, T2, EN1, EN3, EN19, and DM1; saved UDP Policies DC18, DC19 and DC26; Sections 66 and 72 of the Listed Buildings and Conservation Areas Act 1990; as well as Sections 7, 12, 14, 15, 16, 17 and 20 of the NPPF. 


3) Final Details

Notwithstanding the details as set out in condition 2 above, prior to the commencement of development, full and final details of the slate roof shall be submitted for approval by the City Council as Local Planning Authority.

This shall include: 

· Product specifications
· Construction detailing including arrangement of tiling
· Samples for a slate tiling matching adjacent slate roofscapes

Reason - To ensure the appearance of the extension to be erected is not adversely affected by the materials to be used in its construction. 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 policies DC18 and DC19; Sections 66 and 72 of the Planning (Listed Building and Conservation Areas) Act 1990; and Sections 14 and 20 of the NPPF.


4) CMP

Prior to the commencement of any works, a detailed Construction Management Plan shall be submitted to and approved in writing by the Local Planning Authority. For the avoidance of doubt the plan shall include detail on the following matters; 
 
· Details of the location and arrangements for contractor parking;
· Details for the management and coordination of construction activities with reference to ongoing/imminent construction works in the locality;
· Identification of measures to control noise and vibration;
· Site set up plan highlighting location of welfare facilities, material and plant storage, waste storage and loading/unloading areas as relevant;  
· Details of an emergency telephone contact number for the site contractor to be displayed in a publicly accessible location; and
· Highway dilapidation surveys including photographs and commentary on the condition of carriageway/footways on construction vehicle routes surrounding the site.

The approved plan shall be implemented as part of the development and retained for the duration of the construction works. 
 
Reason - To safeguard the amenities of nearby residents, pursuant to policies SP1, EN19 and DM1 of the Manchester Core Strategy.



5) Waste 

a) Waste management shall operate on the basis of the existing waste arrangements in accordance with the HERITAGE, DESIGN AND ACCES STATEMENT dated April 2021 received by the City Council as Local Planning Authority on 07/07/2026.

Details of the approved waste management strategy shall be implemented as part of the development and shall remain in situ for the duration of the development 

b)	In the event that waste management does not conform with the scheme specified in part a of this condition, any required measures/changes and verification shall continue until conformity has been achieved and agreed by the Local Planning Authority, before the use can commence.
 
Reason - In the interests of amenity and public health, pursuant to Places for Everyone Policy JP-P1; Core Strategy Policies SP1, EN19 and DM1; and Section 17 of the NPPF.

6) Obscure Glazing

The 4no. windows within the rear elevation of the building hereby approved, as shown on drawing 101-103OS/PLAN SHEET1OF1 REVISION E received 09/09/2026 shall be obscurely glazed for the lifetime of the development. 

Reason - In the interest of safeguarding neighbouring amenity and preventing overlooking, in accordance with Places for Everyone Policies JP-P1; Core Strategy Policies SP1 and DM1; as well as Sections 12 and 14 of the NPPF.


7) Windows

Notwithstanding the details as set out in condition 2 above, prior to the commencement of development, full and final details of the 4no. windows including product specification shall be submitted for approval by the City Council as Local Planning Authority.
 
The approved details shall be utilised in the development and remain in-situ for its duration.

Reason - To ensure the appearance of the extension to be erected is not adversely affected by the materials to be used in its construction. 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 policies DC18 and DC19; Sections 66 and 72 of the Planning (Listed Building and Conservation Areas) Act 1990; and Sections 14 and 20 of the NPPF




	Informatives

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 at highwaylicences@manchester.gov.uk and highwaynetworkmanagement@manchester.gov.uk 
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