
Planning 

Growth & Development 

Delegated officer report for planning application 

Application no. 145222/AO/2026 

Date registered valid: 19 February 2026 

Proposal: Installation of non illuminated fascia signage to each commercial unit 
and a non illuminated single projecting sign associated with one unit. 

Address: 414 - 416 Palatine Road, Manchester, M22 4JT 

Ward(s): Northenden Ward 

Applicant: Miss Nadia Bafekr Oralia  

Agent (if any): Mr Zachary Higson RPA Dental  

Case officer: Jake Walther 
Tel: 0161 234 1632 
Email: jake.walther@manchester.gov.uk 

Recommendation:        Approve 

Date of recommendation: 13/04/2026



Application details 

Type of application: Advertisement Consent 

Development type: Advertisements 

Date of site visit: 20/03/2026 

Standard consultations: 
Printed: 26 February 2026  Expired: 19 March 2026 

Neighbour notifications 
Printed: 26 February 2026  Expired: 19 March 2026 

Site notice 
Posted:  20/03/2026  Expired: 12/04/2026 

Press advert 
Published: 3 March 2026  Expired: 24 March 2026 

Departure from Development Plan:  No 

Environmental Statement: Not required  

Description of site/building/area 
The application relates to the end two ground floor retail units on the Parade of shops on 
Palatine Road. The building is finished in red brick and two stories with commercial at ground 
floor and residential on the first floor. The wider area is mixed in terms of its character, with 
commercial, and residential uses and the Northenden District centre to the north-east.   



Listed building:  In proximity to the nearby Grade II Listed War Memorial.   

Conservation area: Not applicable 

Tree Preservation Order:  Not applicable  

Description of development 
The applicant is seeking advertisement consent for fascia signage and one projecting sign. 

Consultations & Notification Responses 
Neighbours, as per appendix 1 – No comments or objections received.  

Highways – No objection, advise any scaffolding/skips/hoardings on the public highway requires 
licensing consent.  

Environmental Health – No objection.  

Policy  
The following policies are considered relevant in the consideration of this application.  

Unitary Development Plan (UDP) - The UDP has been superseded by the Core Strategy  
Development Plan, but certain policies are still considered of relevance:  

- Policy DC14.1 – Shops and Related Signs 

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 DM1 - Development Management  
- Policy SP1 - Spatial Principles  

The National Planning Policy Framework (NPPF, 2024)  
- Chapter 7 - Ensuring the Vitality of Town Centres  
- Chapter 12 - Achieving Well-Designed Places 

Places for Everyone - is a long-term plan of nine Greater Manchester districts for jobs, new 
homes, and sustainable growth. It has been published by the GMCA on behalf of the nine 
districts and took effect and became part of the statutory development plan on March 21, 2024.  

- Policy JP-P1: Sustainable Places 

Shopfront and Signage Design Guide (Manchester City Council)  
- 6.3 - Signage 

Principle  
The principal of replacing fascia and projecting signs to denote a business is acceptable in 
principle, given this unit has always been a commercial unit and has featured some form of 
advertisement/signage around it since its installation. However, the proposed advertisements 
impact on the visual amenity of the area and public safety must be considered.  

Visual Amenity and Impact on nearby Listed structure.  
The fascia signs on both units would measure 4255mm across and 585mm vertically and would 
be non-illuminated on both signs.  

Unit one: signage would be finished in vinyl print on an aluminium tray box. The signage would 
match the existing sign in terms of style and colour.  



Unit two: signage would be finished in gold with folded aluminium letters finished in powder 
coated brushed gold. This unit would also feature a projecting sign, circular measing 600mm 
across with a width of 40mm, projecting out a total of around 675mm from the wall, it would be 
non-illuminated and finished in folded aluminium in gold colour with lettering projecting 10mm 
from the back plate.  

The commercial units are in close proximity to the Grade II Listed war memorial, which is 
located to the north-east in front of the Northenden Social Club. The building itself is not listed 
and is not within a conservation area. Whilst one of the two units has a modern fascia design, it 
is non-illuminated and aligns with the existing shopfront features and sits within the shopfront 
frame. Its impact on the nearby heritage asset is negligible when compared to the existing 
signage on this unit.  

Considering the characteristics of the signage, the proposal is not considered to harm the visual  
amenity of the area as it is relatively standard in design and scale and is in an acceptable 
position in regard to its distance and relationship with Palatine Road and the War Memorial. The 
proposed advertisements are therefore considered to have a minimal detrimental impact upon 
the street scene and visual amenity, particularly given that it would be in-keeping with the 
existing commercial character of Northenden District Centre. 

Highways Safety  
The signs are to be non-illuminated, and the projecting sign complies with headroom and 
carriageway clearance requirements. The Highways department have no objection to the 
proposal. It is therefore considered acceptable from a highways safety perspective.  

Conclusion  
Given the above issues, it is considered that the signage is acceptable in terms of  
its impact upon visual amenity and public safety in accordance with saved policy DC15 of the 
Unitary Development Plan for the City of Manchester, policies SP1 and DM1 of the Manchester 
Core Strategy, and chapters 7 and 12 of the National Planning Policy Framework. 

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  

Condition(s) to be attached to decision for approval OR Reasons for recommendation to 
refuse 
1) Advert Standard Condition: 
No advertisement is to be displayed without the permission of the owner of the site or any other 
person with an interest in the site entitled to grant permission. 

No advertisement shall be sited or displayed so as to: 

a) endanger persons using any highway, railway, waterway, dock, harbour or aerodrome (civil 
or military); 
b) obscure, or hinder the ready interpretation of, any traffic sign, railway signal or aid to 
navigation by water or air; or 
c) hinder the operation of any device used for the purpose of security or surveillance or for 
measuring the speed of any vehicle. 

Any advertisement displayed, and any site used for the display of advertisements, shall be 
maintained in a condition that does not impair the visual amenity of the site. 

Any structure or hoarding erected or used principally for the purpose of displaying 
advertisements shall be maintained in a condition that does not endanger the public. 

Where an advertisement is required under these Regulations to be removed, the site shall be 
left in a condition that does not endanger the public or impair visual amenity. 

2) Specified Plans: 
The development hereby approved shall be carried out in accordance with the following 
documents: 

- Drawing – Proposed Signage Details – Drawing number: 004 – Received 19 February 
2026 

Reason - To ensure that the development is carried out in accordance with the approved plans, 
pursuant to saved policy DC1 of the Unitary Development Plan for the City of Manchester and 
policies SP1 and DM1 of the Manchester Core Strategy. 



Appendix 1 – List of consultees & neighbours notified 

 Highway Services 
 Environmental Health 
 Heritage & Urban Design 

Flat At, Northenden Social Club, 412 Palatine Road, Manchester, M22 4JT 
414A Palatine Road, Manchester, M22 4JT 
416A Palatine Road, Manchester, M22 4JT 
407A Palatine Road, Manchester, M22 4JS 
Northenden Social Club, 412 Palatine Road, Manchester, M22 4JT 
405 Palatine Road, Manchester, M22 4JS 
420 Palatine Road, Manchester, M22 4JT 
418 Palatine Road, Manchester, M22 4JT 
407 Palatine Road, Manchester, M22 4JS 

Appendix 2 – Planning constraints 

Article 4 Direction - Removal Of PD Rights Change Of Use From Class C3 To Class C4 
Area Team Boundary - Name: SOUTH AREA 


