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Planning
Delegated Officer Report
Summary of application details
	Application reference:
	PLA-2026-000063

	Application type:
	Full planning permission

	Proposal:
	Shop frontage alterations following sub division of Class E unit into 4 Class E units

	Site address:
	56 Bury Old Road  Manchester M8 5BN

	Ward(s):
	Crumpsall

	Date application valid:
	01 June 2026

	Applicant name:
	Mr Mohammad Usman

	Agent (if any):
	Mr Nadir Khan

	Case officer:
	Katie Raw

	Recommendation:
	Approve 

	Date of recommendation:
	5 August 2026  



Description of site, building and/or area
The application site relates to 56 Bury Old Road within the north Manchester ward of Crumpsall. The applicant site sits within the Cheetham Hill District Centre and the building sits on the junction of Bury Old Road and Thomas Street which leads to the Cheetham Hill Tesco Superstore. 

The application site is a two storey flat roof building, with a stone stucco façade facing the main road, with the rest of the elevations finished in common brickwork. The side elevation, facing Thomas Street, is brickwork, with windows on the first-floor level, which have been fitted with metal security bars.

The applicant site at the time of the site visit was vacant, but previously was home to the British Heart Foundation charity shop (class E). When viewed on site, the property had roller shutters on the front elevation and a further shutter at the splayed wall situated between the southern and western elevations of the building. Access to the rear courtyard is accessible through a gate to the north of the site. Along Thomas Street is a waiting only area. 

The surrounding area is commercial in nature, in line with the Cheetham Hill District Centre status. There are some residential accommodation above commercial units at first floor level.

Description of development
The current application seeks planning permission for shop frontage alterations following sub division of Class E unit into 4 Class E units.

The applicant site has been consistently used as a Class E use (as can be seen by Google Maps Imagery and planning history). The sub-division of such unit can be achieved without the need for planning permission. 

The shop front alterations would create 2no. entrances within the front elevation, and 1no. entrance at the point of the splayed wall. These would offer access into units 1, 2 and 3 on the ground floor. 

Unit 4 would occupy the first floor and would be accessible from the door and steps to the northern elevation. The existing door along this elevation would not need to be amended, however the guarding to the existing loading bay would open when necessary to allow a tall lift van to have straight access to the first floor level.

The agent confirmed that whilst level access would be available for customers to units 1, 2 and 3, level access would not be available for unit 4.  

Relevant planning history
092893/AO/2010/N1- Internally illuminated fascia sign and projecting sign.
Approved 7 June 2010.

092894/FO/2010/N1- Elevational alterations to existing shop front.
Approved 2 June 2010. 

053365/FO/NORTH1/97- Construction of new emergency exit and alterations to shopfront.
Approved 22 December 1997.

028580- Illuminated individual letter name sign to Bury Old Road elevation.
Approved 26 March 1987. 

F/AD01045- a) Individually illuminated name and emblem sign on Bury Old Road elevation of retail store. b) Illuminated double sided box sign situated on splay corner of retail store, projecting over highway.
Approved 16 June 1976.

F04393- New shop front and construction of a generator-room on roof of existing shop.
Approved 10 May 1976. 

Consultation, notification and publicity responses
Consultations

MCC Highway Services

Highway Services raise no objection with the scheme. Highways request that all doors (except fire exit) are inward opening to ensure they do not impact on the footway or highway.
Suggested informatives were supplied. 

MCC Environmental Health 

Colleagues in Environmental Health request the following conditions be attached to any approval granted:
-Construction hours condition 
-Premises opening hours condition
-Deliveries to commercial premises condition
-Advertising screens condition
-Premises sound insulation condition 
-External plant condition
-Waste condition 


Notifications and publicity

Local Residents

Neighbour notification letters were sent to surrounding neighbours; however, no responses were received. 

Relevant policies
The National Planning Policy Framework (NPPF) (December 2024)

The document sets out the Government's Planning Policies for England and how these are
expected to be applied. At the heart of the Framework is a presumption in favour of sustainable
development in terms, "For plan-making" and "For decision-taking", (paragraph 11).

Paragraph 8 - Achieving sustainable development means that the planning system has three
overarching objectives, which are interdependent and need to be pursued in mutually
supportive ways (so that opportunities can be taken to secure net gains across each of the
different objectives): 
a) an economic objective, 
b) a social, and 
c) an environmental objective.

The following specific policies are considered to be particularly relevant to the proposed
development:
Chapter 8. Promoting healthy and safe communities
Chapter 9. Promoting sustainable transport
Chapter 12. Achieving well-designed places.


Draft National Planning Policy Framework (16th December 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.  

Of relevance to the application proposals the draft NPPF makes it clear that local planning authorities should amongst other things: 
-Work with the applicant in a positive and proactive manner, where necessary seeking solutions to problems arising from initial proposals, to enable a timely decision. 
-Take account of planning matters raised during any pre-application engagement, including any positive responses to this engagement, as well as representations on the proposals. 
-Decisions on development proposals should apply a presumption in favour of sustainable development and this means that for development within settlements should be approved unless the benefits of doing so would be substantially outweighed by any adverse effects, when assessed against the national decision-making policies in this Framework.


Places for Everyone (2022-2039)

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.
The Plan and its policies are now a material planning consideration in the determination of
planning applications. The Plan and its policies must therefore be given full weight in the
planning balance.

The following policies are relevant:
JP- S1- Sustainable development


The Manchester Core Strategy Development Plan Document 2012-2027 ("the Core Strategy")
was adopted by the City Council on 11th July 2012, updated March 2024 following Adoption of
Places for Everyone Joint Development Plan.

The Core Strategy is the key document in Manchester's Local Development Framework. It
replaces significant elements of the Unitary Development Plan (UDP) as the document that sets
out the long term strategic planning policies for Manchester's future development. Of relevance
are:
Policy DM1 (Development Management) 
Policy SP1 (Spatial Principles) (partial deletions by PFE)
Policy EC1 (Employment and Economic Growth in Manchester) (partial deletions by PFE)
Policy EC2 (Existing Employment Space)
Policy EN4 (North Manchester)
Policy C1 (Centre Hierarchy)
Policy C2 (District Centres)
Policy C3 (North Manchester District Centres - Cheetham Hill and Harpurhey)
Policy EN1 (Design Principles and Strategic Character Areas)
Policy EN 16 (Air Quality) (partial deletions by PFE)
Policy EN19 (Waste)
Policy T1 (Sustainable Transport) (partial deletions by PFE). 


Guide to Development in Manchester Supplementary Planning Document and Planning
Guidance, Adopted April 2007

The Guide aims to help to develop and enhance a unique and positive sense of place within
Manchester and its neighbourhoods. The guidance is grouped under seven key principles
recognised by CABE as being those urban design characteristics which create successful
places. These are: character and context, continuity and enclosure, ease of movement, quality
of the public realm, diversity, legibility, and adaptability. It advises that high quality design is a
vital attribute of successful neighbourhoods.

Of relevance are paragraphs 2.3, 2.7, 2.14 and 2.16.


Unitary Development Policies (Saved Policies) 1995

DC14. Shopfronts and Related Signs
DC26. Development and Noise. 
E3.3. Environmental Improvement and Protection


Manchester City Council Shopfront and Signage Design Guide (2024)

Manchester City Council Shopfront and Signage Design Guide (2024) is supplementary
guidance which is to be considered material consideration in the determination of applications
including shop front alterations and/or signage.

This document sets out best practice for shopfronts and signage design across the City in order
to promote positive change in the context of its urban environment. High-quality and well-
considered shopfronts and advertisements should therefore be an aspiration for all involved in
the commission, design and installation of shopfronts.

This guide does not set out to prescribe specific shopfront design across the city, but seeks to
set out the principles and standards of design, in order to inform the design process and
decision making.


Assessment
Principle of Development

The current application seeks shop frontage alterations following sub division of Class E unit into 4 Class E units. The principle of the proposal, to undertake elevational alterations to a shop front to allow for the provision of 3no. new entrances at ground floor level, in association with the sub-division of the property into 4no. separate Class E uses, is acceptable. Policy C3 of the Core Strategy relating to the Cheetham Hill District Centre supports small increases in retail provision and would support day time uses. The shop fronts to support 4no. class E uses would be considered to support such aim. Notwithstanding this, consideration must be given to the proposal’s siting, scale and massing, appearance, visual and residential amenity, waste, parking, highways, amongst other matters.


Siting, Scale, and Massing

As no extensions are proposed, the siting, scale, and massing of the property would be unaffected by the works.


Appearance and Visual Amenity

The shop front alterations would create 2no. entrances within the front elevation, and 1no. entrance at the point of the splayed wall. 

Unit 4 would occupy the first floor and would be accessible from the door and steps to the northern elevation, via the secure gate to the rear of the site. The existing door along this elevation would not need to be amended from the existing circumstance, however the guarding to the existing loading bay would open when necessary to allow a tall lift van to have straight access to the first floor level.

The agent confirmed the shop fronts would be made of powder coated aluminium shop fronts, in a dark grey colouration, to match the same as existing, with double glazed clear glazed panels. The agent also confirmed the height of the stall risers would not impact as a result of the proposal. 

The works constitute a minimal intervention to the building and, whilst the new entrance doors to the front elevation and splayed elevation would be visible from Bury Old Road and Thomas Street, its effect upon the visual amenity of the area is considered acceptable. 

The proposed materials are appropriate to the context and would be considered a sympathetic addition given the colouration would match the existing circumstances. A condition would be attached to any approval granted to ensure materials are implemented as per the submitted details. As the height of the stall risers would not alter, the proportions of the original shop front are considered to be adequately retained. 


Level Access

During the course of the application, it was confirmed level access would be available to units 1, 2 and 3 on the ground floor, which the LPA welcome. 

However, unit 4 on the first floor would not offer level access to customers. Unit 4 access would be accessible from the door and steps to the northern elevation, so no step free access would be available. Whilst there is an internal goods lift from the ground to the first floor level, the goods lift will be made redundant, as the agent notes it would no longer be required either by any of the 3 units on the ground floor or the first-floor unit. In addition, as steps are required to access the goods lift internally, this would again not offer step free access, if it was decided as a way to offer level access.

However, the sub-division of the established Class E unit does not require planning permission, and the doors to the northern elevation do not require alterations nor is it included within the current application. Given this and given the established fallback position, it would be unreasonable to refuse consent on this basis. 


Residential Amenity

As no extensions are proposed, issues associated with overshadowing, loss of light, loss of outlook, and loss of privacy are not anticipated.


Subdivision of Unit

The applicant site has been consistently used as a Class E use (as can be seen by Google Maps Imagery and planning history). The sub-division of such unit is not considered to
constitute development, as the subdivision would not materially alter the character of the
existing planning unit and all resulting units would continue to operate within Class E.

For these reasons, the subdivision does not require planning permission and is not formally
assessed as part of this application, as no development is deemed to occur in planning terms
and planning permission is not sought for this element.


Signage

Signage is shown at fascia level above units 1, 2 and 3. Whilst not shown on the plans, the agent indicated possible locations for signage for unit 4 would be located above the entrance door to the car park.  Any signage for any resultant units will need to be subject to an advertisement consent, submitted by the future tenant of the unit.


Roller Shutters

On site, roller shutters could be seen. Via email on 4 August 2026, the agent confirmed the roller shutters on site would be removed, and that no new roller shutters are proposed as part of this application. The loss of the roller shutters does not give rise to concern to the LPA. The agent and applicant is aware that if any new roller shutters are proposed, a separate planning permission should be sought for such piece of development. Given this, a condition requesting details of such roller shutters would not be attached to any approval granted. 


Waste Storage and Management

MCC’s Environmental Health Services requested a condition relating to the control of waste be attached in the event of an approval. However, as the subdivision of the unit is not considered to constitute development, the matter of waste storage and management associated with the various uses is beyond the scope of this application. The proposal relates solely to the elevational alterations to the property, and therefore only those external works are assessed as part of the current application.


Parking and Highways Impact

As the subdivision of the unit is not considered to constitute development, the matter of parking and highways impact associated with the various uses is beyond the scope of this application. The proposal relates solely to the elevational alterations to the property, and therefore only those external works are assessed as part of the current application. 

However, colleagues in Highway Services reviewed the proposal and raised no objection. Informatives were suggested to be attached to any approval granted and would be reflected within any decision notice. Highways requested all doors (except fire doors) be inward opening to ensure they do not impact on the footway or highway. All new doors proposed are inward opening.


Environmental Considerations

Colleagues in Environmental Health requested additional conditions to be attached to any approval granted- these are listed previously in the report. However, given the limited scope of the elevational alterations for consideration, it would be considered onerous to include such conditions within any approval granted. 

The construction hours outlined by Environmental Health would be placed as an informative on any approval granted. 

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

Given the above issues, it is considered that the proposal is acceptable in terms of its principle, appearance, visual amenity and residential amenity as it broadly complies with saved policy DC14 of the Unitary Development Plan for the City of Manchester, policies DM1, SP1, C3 and EN1 of the Manchester Core Strategy, the National Planning Policy Framework (2024), Places for Everyone, and the draft National Planning Policy Framework (2025).


Article 35 Declaration
The proposal was assessed with regards to policies outlined in the National Planning Policy Framework, Unitary Development Plan Saved Policies, Local Development Framework Core Strategy Development Plan and other material considerations. Officers have worked with the applicant/agent in a positive and proactive manner, further information has been received to satisfy information requested and appropriate conditions have been placed on the approval granted.


Recommendation: Approve 
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