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Planning (Listed Buildings & Conservation Areas) Act 1990 (as 
amended)

Refusal of Listed Building Consent 

Applicant Agent (if used)
Knoops
4th Floor
18 St. Cross Street
London
EC1N 8UN

Miss Sue Jones
CJS (NW) Ltd
Flat 23 Foley Court
Churchill Close
Dartford
DA1 1QJ

Part 1 – Particulars of the application/development
Proposal: Retention of external and internal alterations to facilitate use of premises as 
a cafe (Class E) and installation of new signage.

Location: 66-68 Cross Street, Manchester, M2 4JQ

Date of application: 17 January 2023

Application number: 135570/LO/2022

Part 2 – Particulars of decision
Manchester City Council gives notice that the development referred to in Part 1 has 
been refused in accordance with the application and plans submitted for the reason(s) 
listed below.

Article 35 Declaration

Officers have worked with the applicant/agent in a positive and proactive manner in 
determining this application by assessing the proposal against relevant planning policies 
and all material considerations, identifying matters of concern with the proposal and 
discussing those with the applicant/agent. However, the issues identified are considered 
to be so fundamental that it has not been possible to negotiate a satisfactory way 
forward and due to the harm which has been clearly identified within the reason for the 
refusal, approval has not been possible. In addition to this, works were begun on the 
project before the application had been validated or consent had been granted. Works 
carried on whilst negotiations were carried out between the agent and the Local 
Planning Authority, even after it was stated that all works on site should be ceased 
whilst discussions continued about the application.

Reason(s) for decision
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 1) Many of the proposed internal alterations are considered to be harmful to the historic 
fabric and the historic character of the Grade II Listed Building. The external alterations 
and accompanying fascia signage, would fail to respond positively to the character and 
appearance of the building, its setting and local historic environment. Some internal 
alterations, including the lining of walls and a partitioning off in the basement, are 
considered to cause harm to the historic character of the Listed Building. Overall, the 
proposal would cause less than substantial harm to the setting of the listed building, 
with the proposal also failing to provide the necessary public benefit to outweigh the 
identified harm. The proposal is therefore contrary to policies SP1, CC9, EN3 and DM1 
of the Manchester Core Strategy (2012), saved policies DC15.1 and DC19.1 of the 
Unitary Development Plan for the City of Manchester (1995), the National Planning 
Policy Framework and Planning (Listed Buildings and Conservation Areas) Act 1990.

Date: 13 December 2023

Julie Roscoe
Director of Planning, Building Control & Licensing

Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA

Signed:
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Notes
1. This decision refers only to that required under the Planning (Listed Buildings & 
Conservation Areas) Act 1990 does not include any consent or approval under any 
other enactment, byelaw, order or regulation.

2. If the applicant is aggrieved by the decision of the local planning authority to refuse 
consent or approval for the proposed development, or to grant consent or approval 
subject to conditions, they may appeal to the Secretary of State in accordance with 
sections 20 and 21 of the Act within six months of the date of the notice of the decision.

The Planning Inspectorate have introduced an online appeals service that can be used 
to make appeals online. This service is available through the gov.uk website –
www.gov.uk/planning-inspectorate. The Inspectorate will publish details of your appeal 
on the internet. Alternatively If you are unable to access the online appeal form, please 
contact the Planning Inspectorate to obtain a paper copy of the appeal form on tel: 0303 
444 5000.

The Secretary of State has power to allow a longer period for the giving of a notice of 
appeal but they will not normally be prepared to exercise this power unless there are 
special circumstances that excuse the delay in giving notice of appeal.

If you intend to submit an appeal that you would like examined by inquiry then you must 
notify the City Council (planning@manchester.gov.uk) and the Planning Inspectorate 
(inquiryappeals@planninginspectorate.gov.uk) at least 10 days before submitting the 
appeal. Further details are on GOV.UK.

3. If consent is refused or granted subject to conditions, whether by the local planning 
authority or by the Secretary of State, and the owner of the land claims that the land has 
become incapable of reasonably beneficial use in its existing state and cannot be 
rendered capable of reasonably beneficial use by the carrying out of any development 
which has been or would be permitted, they may serve on the Council of the district in 
which the land is situated a purchase notice requiring that council to purchase his 
interest in the land in accordance with the provisions of section 27 of the Act.

4. In certain circumstances, a claim may be made against the local planning authority 
for compensation, where consent is refused or granted subject to conditions by the 
Secretary of State on appeal or on a reference of the application to them.  The 
circumstances in which such compensation is payable are set out in Section 27 of the 
Act..
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