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Planning
Delegated Officer Report
Summary of application details
	Application reference:
	PLA-2026-000048

	Application type:
	Full planning permission

	Proposal:
	Change of use from Storage (Class B8) to microbar (Sui generis)

	Site address:
	Arch 7,  Sheffield Street,  Manchester,  M1 2ND

	Ward(s):
	Piccadilly

	Date application valid:
	13 May 2026

	Applicant name:
	Mr Andrew McKnight

	Agent (if any):
	Mr Mike Davies

	Case officer:
	James Bridgman

	Recommendation:
	Approve

	Date of recommendation:
	7 July 2026



Description of site, building and/or area
The site relates to Arch 7 on Sheffield Street, at the bottom of the structure that makes up Piccadilly Station. As such, the arch forms part of a listed building. In recent years there have been conversions of the arches to accommodate drinking establishments and restaurants/takeaways. The previous use was a car garage.
The arch forms part of the listing of the Train shed and undercroft at Manchester that is made up as Piccadilly Station.
The site is located within the Mayfield SRF area of Manchester City centre, the vision for Mayfield is to deliver a world class, transformational, distinctive and imaginative commercially led neighbourhood, anchored by Mayfield Park, which will become a powerhouse of socio-economic productivity.  
Description of development
Planning permission is sought for a change of use of a railway arch to a drinking establishment (Sui Generis).
Relevant planning history
Consultation, notification and publicity responses
Consultations
Highways advise the site is within a highly sustainable location and the unit should provide sheltered cycle parking provision of a minimum of 2 spaces. Waste would be transferred to/from the bin store to the collection point on Sheffield Street on collection day. The bins should be transported back to the bin store immediately after collection to ensure pedestrian movements are not obstructed.
HS2 advise there no objections in planning or safeguarding terms to the proposals in the application and in event the LPA are ultimately minded to grant consent, it is only advised that the applicant continues to follow future progress regarding delivery of NPR further to the Government’s announcement on 14 January 2026. Therefore, HS2 Ltd requests that a standard informative is included on any decision notice.
Environmental Health advise compliance conditions for the hours as applied for, deliveries/servicing hours and waste management arrangements. 
They advise no noise impact assessment is required.
Notifications and publicity

Publicity – The proposal has been advertised, by way of site notice in the public interest. Letters have also been sent out to local businesses and residents. No comments have been as part of that process. 

Relevant policies
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-Strat2 – City Centre 
- Policy JP-P1 - Sustainable Places

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 CC1 – Primary Economic Development Focus: City Centre and Fringe 
- Policy CC2 – Retail 
- Policy CC9 – Design and Heritage 
- Policy CC10 - A Place for Everyone 
- Policy EN1 – Design Principles and Strategic Character Areas 
- Policy EN3 – Heritage 
- Policy DM1 – Development Management

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

- Policy DC26 – Development and Noise

National Planning Policy Framework (NPPF) 

- Chapter 6 – Building a strong, competitive economy 
- Chapter 7 – Ensuring the vitality of town centres 
- Chapter 9 – Promoting Sustainable Transport 
- Chapter 12 – Achieving well-designed places 
- Chapter 16 – Conserving and enhancing the historic environment


Draft National Planning Policy Framework (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.

Manchester Piccadilly Strategic Regeneration Framework 2018

Assessment
Principle

The site lies within the City Centre and within the Piccadilly SRF area. The SRF states that the regeneration of the area provides the opportunity to strengthen the presence of the railway arches and bring them into public life.  

The re-development of arches along Sheffield Street is established and this arch was formerly used as a car garage. The use as a drinking establishment would contribute towards an increase in activity to the area

The development aligns with the strategic goals and regeneration of this part of the city centre as it would enhance the offer along Sheffield Street within Piccadilly Central.

The development is consistent with policies JP-P1 of Places for Everyone and policies CC1, and SP1 of the Core Strategy.

Visual amenity

No external alterations are proposed as part of this planning application. Any alterations to the arch including the installation of a shopfront would require planning permission and listed building consent.

Noise and Hours 

The proposed use is located within a railway arch which does not have any units above and therefore there are no associated concerns with regards to noise transfer to residential units. The closest residential uses are approximately 140 and 160 metres away, Environmental Health have confirmed that given the location and nature of the use, it is not considered that noise assessment would be required.

Waste Management and Servicing

The submitted waste management plan states bins would be stored internally and would be put out to the front of the unit for collection on a weekly basis. Highways  and Environmental Health are satisfied with the waste strategy and it is considered to be in accordance with core strategy policy EN19. 

A condition will be attached to ensure the waste management arrangements are carried out in accordance with the submitted details.

Parking 

The site is located within a highly accessible location by virtue of its City Centre location. The planning statement confirms there us some existing on-site parking. Highways have raised no concerns due to sites proximity to sustainable travel offer including trains, trams and buses.

Two on-site cycle parking is proposed within the back of house room within the bar. These would be utilised by staff members and/or patrons if requested.

Crime and Safety

The proposal refers to a change of use with no external alterations. Greater Manchester Police have recommended security measures to prevent crime and in the interests of staff/patrons. These measures have been included as a informative attached to the planning permission.
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.

Article 35 Declaration
The proposal complies with the development plan and would improve the economic, social and environmental conditions of the area. It therefore comprises sustainable development and the Local Planning Authority worked proactively and positively to issue the decision without delay

Recommendation: Approve
	



	Conditions attached to this decision

1) The development must be begun not later than three years beginning with the date of this permission.

Reason - Required to be imposed by Section 91 of the Town and Country Planning Act 1990 (as amended).

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

· Proposed Floor Plan Rev B (Received 1 July 2026)
· Planning Statement, prepared by MPD Built Environment Consultants Ltd (Received 27 April 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.

3) The premises shall not be open outside the following hours:

· Monday to Saturday: 9:00 to 00:00
· Sunday and Bank Holiday: 10:00 to 00:00

Reason - In interests of residential amenity in order to reduce noise and general disturbance in accordance with saved policy DC26 and the Unitary Development Plan for the City of Manchester and policies SP1 and DM1 of the Core Strategy.

4) The waste management arrangements for the development shall be carried out in accordance with the Waste Management Strategy (MCC Proforma) and the Waste Management Section of the Planning Statement, prepared by MPD Built Environment Consultants Ltd, received by the City Council as Local Planning Authority 27 April 2026 and shall remain in situ whilst the use is in operation.

Reason - In the interests of amenity and public health, pursuant to policies EN19 and DM1 of the Manchester Core Strategy. 

5) Deliveries, servicing and collections, including waste collections shall not take place outside the following hours:

· Monday to Saturday - 07:30 to 20:00
· Sundays - 10:00 to 18:00

Reason - In order to protect the amenity of local residents and in accordance with policies SP1 and DM1 of the Core Strategy



	

	



	Informatives



1. The applicant is advised that the application site falls within land that remains safeguarded for construction/operation of the scheme that would be authorised by the High-Speed Rail (Crewe - Manchester) Bill. We expect to know more in due course and the applicant is advised to monitor future Government announcements on this subject.

2. No external alterations have been considered as part of this planning application. Planning permission and Listed Building Consent is required for the installation of shopfront.

3. Greater Manchester Police Recommendations

A CCTV system should be installed covering the main entrance and font of house areas.
Staff should be provided a secure area to store belongings whiles at work
. 
The entrances should be illuminated in the hours of darkness via the use of dusk till dawn sensors on the light fixtures.

It is highly recommended that any customer tables are fitted with Chelsea Clips, to reduce the opportunities for theft.

All high value equipment (e.g. computers, projectors, flat screen monitors / televisions, tools etc.) should be property marked and securely fixed or stored to deter damage / theft.  An accurate record should be maintained which logs all such items.

Any new or replacement doorsets, shutters, windows and glazing should be to Secured by Design (SBD) standards.  However, the overall security of the proposed scheme will be heavily reliant on the continuous effective management, rather than just physical measures.  All internal doors to back-of-house/staff areas should be access controlled to prevent unauthorised access, with a secure Manager’s/cash office if required - non-cash payment methods are preferred and should be encouraged.

The venue will be required to apply for a Premises Licence, which will include a comprehensive set of conditions designed to regulate any negative impact that the proposed use of the site may otherwise bring.  Adherence to the conditions set out in the Premises Licence and a Dispersal Policy will be essential to prevent/deter crime and disorder incidents and limit disturbance to local residents.
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