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Summary of application details
	Application reference:
	PLA-2026-000342

	Application type:
	Consent to display an advertisement

	Proposal:
	Installation of 1no. internally illuminated fascia sign and 1no. projecting sign.

	Site address:
	56 King Street Manchester M2 4LY

	Ward(s):
	Deansgate

	Date application valid:
	14 May 2026

	Applicant name:
	Mylie  Minett

	Agent (if any):
	Mr Daniel Markwart

	Case officer:
	Sam Elliott

	Recommendation:
	Approve

	Date of recommendation:
	01/07/2026



Description of site, building and/or area
This application relates to a Grade II Listed Building located at 56 King Street. 

These proposals relate to the ground floor King Street elevation of the building, which consists of 2no. modern shopfronts for divided units. The shopfronts vary in design, with the shopfront associated with this application featuring a larger fascia and stallrisers with beading detail, as well as an individual lettering sign in white acrylic and a projecting sign sited well above the fascia. The adjacent unit within the building features a more predominantly glazed shopfront, also with individual lettering in brass, with a projecting sign slightly below fascia level. 

Shopfronts and signage more generally within the street scene are an eclectic cluster of designs, with many consisting of a more traditional design.

The building is located in the St Anns Square conservation area. It also forms part of the settings of a number of other listed buildings and non-designated heritage assets and makes a positive contribution. It is close to the Grade II Listed 62 King Street and a number of other Grade II Listed buildings are located on King Street. This forms the setting of one of the City’s premier commercial streets within the Primary Shopping Area.

Surrounding uses include bars, restaurants, hotels, residential accommodation, offices and law courts.

Description of development
Advertisement Consent is sought for 1 no. fascia sign and 1no. projecting sign to be sited on the northern elevation facing King Street. 

The fascia sign would be sited within the signage area within the existing large fascia. It would consist of brass text, displaying the ‘CREED’ branding in individual lettering. The text would measure a maximum of 921mm x 445mm. It would be halo-lit in a warm white 3200k colour, with illuminance levels of 300cd/m2. Edge detailing would be applied to the perimeter of the fascia to provide the appearance of depth to the signage. The fascia would moreover be repaired from deterioration and former fixing locations. 

The projecting sign would reutilise the existing traditional bracket, though its siting would be altered to bring the sign to fascia level. The signboard would be a plywood panel painted in a gloss RAL 9005 colour. It would be square in shape, having a minimum depth of 25mm with each face measuring 600mm. Each face would feature a 10mm deep beading detail increasing the maximum depth to 45mm at the perimeter. The sign would exhibit hand-painted text in a brass colour, and would not be illuminated. 

Relevant planning history
	134356/AO/2022: Installation of new externally-illuminated fascia signage and projecting sign, hung from the existing bracketry. Approved 31/08/2022.
	
	





Consultation, notification and publicity responses
Consultations

Highways Services: 
No objection:
· A 2.5m headroom clearance would be acceptable
· A projection over license will be required for projecting sign
· Luminance levels acceptable
· Detail requested on installation arrangements
· Applicant requirements re licensing, hoarding, scaffolding, skips, temporary traffic and pedestrian management should be discussed with MCC Highways Services.
Environmental Health: 
No objection, condition required:
· Originally proposed 400cd/m2 would be excessively bright. 
· Amended 300cd/m2 is acceptable - standard condition recommended to control lighting.
Notifications and publicity

Neighbour notification letters were sent to surrounding properties. At the time of writing this report, no representations have been received because of this publicity.

Relevant policies
[bookmark: _Hlk196490855][bookmark: _Hlk196739962][bookmark: _Hlk196489886]Town and Country Planning (Control of Advertisements) Regulations 2007
 
The Local planning authority shall exercise its powers under these Regulations in the interests of amenity and public safety, taking into account—
(a)the provisions of the development plan, so far as they are material; and
(b)any other relevant factors.

(2) Without prejudice to the generality of paragraph (1)(b)—
(a) factors relevant to amenity include the general characteristics of the locality, including the presence of any feature of historic, architectural, cultural or similar interest;
(b) factors relevant to public safety include—
(i) the safety of persons using any highway, railway, waterway, dock, harbour or aerodrome (civil or military);
(ii) whether the display of the advertisement in question is likely to obscure, or hinder the ready interpretation of, any traffic sign, railway signal or aid to navigation by water or air;
(iii) whether the display of the advertisement in question is likely to hinder the operation of any device used for the purpose of security or surveillance or for measuring the speed of any vehicle.

(3) In taking account of factors relevant to amenity, the local planning authority may, if it thinks fit, disregard any advertisement that is being displayed.

(4) Unless it appears to the local planning authority to be required in the interests of amenity or public safety, an express consent for the display of advertisements shall not contain any limitation or restriction relating to the subject matter, content or design of what is to be displayed.
[bookmark: _Hlk219292861]
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
· CC2 – Retail 
· 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
· DC14 – Shop Fronts and Related Signs
· DC18 – Conservation Areas
· DC19 – Listed Buildings
NPPF
· Section 12 (Achieving Well Designed Places)
· Section 16 (Conserving and Enhancing the Historic Environment)
Draft National Planning Policy Framework (NPPF) (2025)
· The government has published a consultation National Planning Policy Framework which is intended to improve housebuilding rates through a clearer, more predictable and faster policy basis for decision and plan making. 
Whilst this is a draft NPPF for consultation it is considered that the development proposals are in accordance with the general thrust of policy contained within it. As set out in the printed report no adverse impacts have been identified through consideration of the application proposals that would outweigh a positive decision in this instance.
Shopfront and Signage Design Guide


Assessment
Amenity – General Characteristics of the Locality and Historic Interest

The proposed individual letter sign would be appropriately sited at fascia level, appearing proportionate in scale and well-integrated within the elevation. The edge detailing would work to create a recessed illusion for the fascia and provide definition to the perimeter of the signage. This detailing, and the individual lettering, would not significantly project beyond the face of the elevation. The proposed brass materiality, halo-lumination and warm lighting would be of an appropriate design, and cohere with the design of adjacent shopfronts and those within the immediate vicinity. The proposed fascia would moreover be repaired to avoid any unsightly damage from former use.
The projecting sign would repurpose the existing traditionally styled bracket, though would relocate it to a more appropriate fascia level. The signage itself would be a hand painted 25mm plywood board with a perimeter beading detail. The sign is considered acceptable with respect to its design and to cohere with the overall appearance of the more traditionally styled shopfront. 
The proposed signage would therefore have an acceptable impact on the street scene, and would not be out of keeping with the setting of a premier commercial street within the Conservation Area.
In view of the above, the proposed signage is considered to be in keeping with the general characteristics of the locality as required by the Control of Advertisements Regulations 2007 and acceptable in terms of visual amenity. It is therefore compliant with Places for Everyone Policies JP-Strat2 and JP-P1; Policies SP1, CC2, EN1, and DM1 of the Core Strategy; saved Policy DC14 of the Unitary Development Plan; as well as being in line with guidance contained within the Council’s Shopfront and Signage Design Guide; Section 12 of the NPPF.
Moreover, it also is not considered that the proposal would cause any significant harm to on the significance of the St Anns Square Area, or the settings of the Grade II listed assets within the vicinity. As such, the proposed signage is considered to be acceptable in terms of the Control of Advertisements Regulations 2007 relating to historic interest; Places for Everyone Policies JP-Strat2, JP-P1 and JP-P2; Policies SP1, CC9, EN1, EN3 and DM1 of the Core Strategy; Policies DC14, DC18 and DC19 of the Unitary Development Plan; and Section 16 of the NPPF.

Amenity – Residential Amenity
MCC Environmental Health consultees have stated that a 300cd/m2 luminance level would be acceptable in this location. The applicant has revised the luminance levels from 400cd/m2 to 300cd/m2, and as such there would be no unacceptable impact amenity. The signs would be within a city centre environment where some degree of illumination is common. Given this, and subject to a condition to control the luminance levels of the signs in line with Council criteria for a city centre environment, the proposed signage is considered acceptable with respect to the impact on residential amenity and in accordance with Core strategy policies SP1 and DM1.

Public Safety 

[bookmark: _Hlk219726060]MCC Highways Services and Environmental Health consultees are satisfied with the stated illumination. As above, it is recommended that a condition relating to the maximum illuminance is included in the approval to ensure that 300cd/m2 levels are not exceeded.

MCC Highways require that any projecting sign meets a 2.5m headroom clearance. The proposed projecting sign meets this criteria and it is not considered to be a danger to pedestrians. The proposal would extend over the adopted highway in excess of 350mm and would require a Projection Over License. It is recommended that an informative is added to any approval to highlight the applicant’s requirement to apply for this.

Conclusion
The proposal is not considered to have a significant visual impact or result in harm to any nearby heritage assets. It is otherwise acceptable with respect to residential amenity and highways matters. It is therefore in accordance with Places for Everyone Policies JP-Strat2, JP-P1 and JP-P2; Core Strategy Policies SP1, CC2, CC9, EN1, EN3 and DM1; saved UDP policies DC14, DC18 and DC19; Sections 12 and 16 of the NPPF; and guidance contained within the Shopfront and Signage Design Guide.

Recommendation: 

1.) Advert Mandatory
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.) Plans 
The development hereby approved shall be carried out in accordance with the Location and Site plan received 14/05/2026, as well as the following plans and documents received by the City Council as Local Planning Authority on 01/07/2026: 

Plans 

· 214-A

Documents

· Correspondence RE: sign depths 



Reason - To ensure that the development is carried out in accordance with the approved plans. Pursuant to the requirements of the Control of Advertisements Regulations 2007, Policies JP-Strat2, JP-P1 and JP-P2 of PfE; Policies SP1, CC2, CC9, EN1, EN3, DM1 of the Core Strategy; saved Policies DC14, DC18 and DC19 of UDP; Sections 12 and 16 of the NPPF; as well as being in line with guidance contained within the Council’s Shopfront and Signage Design Guide.


3.) Luminance

The maximum luminance of the signage shall not exceed 300 cd/m2 in brightness at any time. 

Reason - In the interests of visual and residential amenity. Pursuant to the requirements of the Control of Advertisements Regulations 2007, Policies JP-Strat2, JP-P1 and JP-P2 of PfE; Policies SP1, CC2, CC9, EN1, EN3, DM1 of the Core Strategy; saved Policies DC14, DC18 and DC19 of UDP; Sections 12 and 16 of the NPPF; as well as being in line with guidance contained within the Council’s Shopfront and Signage Design Guide


