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Planning
Delegated Officer Report
Summary of application details
	Application reference:
	PLA-2026-001062

	Application type:
	Full planning permission

	Proposal:
	Erection of a food kiosk and installation of a detached canopy to form an external dining area, together with associated landscaping and external works.

	Site address:
	451 Mauldeth Road West Manchester M21 7SX

	Ward(s):
	Chorlton Park

	Date application valid:
	17 July 2026

	Applicant name:
	Manifold

	Agent (if any):
	Pablo Iglesias

	Case officer:
	Katie Raw

	Recommendation:
	Approve 

	Date of recommendation:
	8 September 2026 



Description of site, building and/or area
The application site relates to 451 Mauldeth Road West CHS South within the Chorlton Park ward of south Manchester. The site relates to a three storey new build development characterised by light red bricks and grey cladding, and a further part single, part two storey building attached to the main building.

The school premise benefits from a car park to the front of the school, accessed from Mauldeth
Road West and external space for the pupils in the form of playing pitches, a MUGA and a
playground immediately to the south of the school building.

The site subject to the current planning application relates to the hardstand playground to the rear of the main school building, existing MUGA to the south and landscaped area to the west of the site, bordering Mauldeth Road West and the metrolink line to the south.

The applicant site sits within the context of the school.

The wider context is residential in nature, except for the land to the north east of the site which
is a mixed use site consisting of sports and community facilities.

Description of development
The current application seeks planning permission for the erection of a food kiosk and installation of a detached canopy to form an external dining area, together with associated landscaping and external works.

Additional information was sought from the agent during the course of the application in respect of external plant equipment, further information in respect of MUGA gate replacement and table tennis equipment, and materials for the proposed food kiosk and canopy. 

Relevant planning history
PLA-2026-001118- Temporary location of a mobile food unit (catering van) to assist the delivery of meals for students (period of 12 months).
Currently pending consideration.

143544/FO/2025- Temporary consent for a mobile food unit (catering van) for period of 12 months to assist the delivery of meals for students.
Approved 3 October 2025. 

132778/FO/2022- Installation of two shipping containers in service yard area for storage purposes.
Approved 31 March 2022. 

130610/JO/2021-Variation of condition numbers: 22 (Sports Facilities Use Times) to allow the
use of the facilities Monday to Fridays 08.30 to 21.00hrs, Saturdays 09.00 to 21.00hrs, Sunday
and Bank Holidays 09:00 to 17:00hrs; Condition 23 (Delivery Times) to allow Deliveries,
servicing and collections, including waste collections from 06.30 to 20.00hrs, Monday to
Saturday, no deliveries/waste collections on Sundays/Bank Holidays; and, condition 21 (school
opening times) from 06.30 to 22.00hrs Mondays to Friday; 08.00 to 21.00hrs on Saturdays; and
08.00 to 17.00hrs on Sundays and Bank Holidays - from planning approval reference
124685/FO/2019.
Approved 12.08.2021.

CDN/20/0133, CDN/20/0271, CDN/21/0422, CDN/20/0110, CDN/21/0198, CDN/21/0563,
CDN/20/0551, CDN/20/0079, CDN/20/0036- Requests to discharge conditions attached to
planning permission 124685/FO/2019.

130651/AO/2021-Installation of 2 no. non-illuminated building mounted signs together with free
standing non-illuminated vehicle and pedestrian entrance signs.
Approved 28 July 2021.

129336/NMC/2021-Non-material change application to application 124685/FO/2019 to allow
amendments to previously approved soft landscaping and planting plans and to car park layout.
Approved 12.03.2021.

CHR/0018-Request for temporary revised construction activity working hours in relation to
planning permission 124685/FO/2019 comprising allowing works to continue until 21:00 Monday
to Friday.
Approved 10.07.2020.

124685/FO/2019-Construction of a part three storey, part two storey, part single storey building
to provide a new secondary school with associated sports facilities and floodlighting, external
landscaping, car park, cycle store and access as well as replacement outdoor provision for a
police dog training area and police horse paddocks.
Approved 15 November 2019.

Further planning history can be found prior to the erection of the secondary school.


Consultation, notification and publicity responses
Consultations
Environment Agency
The proposed development falls with Flood Zone 3 & Flood Zone 2. The Environment Agency provided Flood Risk Standing Advice for the development.  

MCC Flood Risk Management Team
The Team requested the Environment Agency be consulted on the application as the proposed development includes extends within 20 metres of a main river and is within Flood zones 2 and 3.

The Team requested a culvert informative be attached to any approval granted. 

Environmental Health 
The Environmental Health officer notes that the food kiosk appears to only serve food, not cook it. If, at any point they decide to start cooking in the kiosk, then a suitable kitchen extraction and odour abatement system will be needed which should be approved with the LPA.

Suggested wording for an informative for a contaminated land watching brief was provided. 

Further comments 21 August 2026: 
An external plant condition should be attached to any approval granted for the proposed external condenser unit.

Greater Manchester Ecology Unit
No objections raised on ecology grounds, GMEU accept that the development could achieve a 10% net gain in biodiversity through new tree planting on site.

Transport for Greater Manchester 
Transport for Greater Manchester confirmed they had no comments to make. 

Metrolink
Metrolink confirmed they had no comments to make.

Notifications and publicity
1 response was received from a local resident, raising concern the proposed development would result in littering outside of school grounds. The resident requested all food bought from the proposed kiosk should only be consumed on site. 

Relevant policies
The National Planning Policy Framework (NPPF) (August 2026)

The document sets out the Government's Planning Policies for England and how these are
expected to be applied. 

The purpose of the planning system is to contribute to the achievement of sustainable development, by managing the use and development of land in the long-term public interest.
Achieving sustainable development means that the planning system has three overarching objectives in providing for the homes, commercial development, facilities and infrastructure which society needs. These objectives are interdependent and need to be pursued in mutually supportive ways (so that opportunities can be taken to secure net gains across all three):
a) an economic objective
b) a social objective and
c) an environmental objective.

The following specific chapters and policies are considered to be particularly relevant to the proposed development:
Chapter 14 - Achieving well-designed places- The objective of the policies in this chapter is to promote high quality, healthy, inclusive and sustainable places, through setting clear expectations about design outcomes and the use of relevant tools and processes.
>Policy DP3: Key principles for well-designed places
>Policy DP4: The design process

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 the adoption
of the 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 SP1 (Spatial Principles) (last bullet point of the policy removed following the adoption of
the Places for Everyone Joint Development Plan).
Policy EN1 (Design Principles and Strategic Character Areas)
Policy EN10 (Safeguarding Open Space, Sport and Recreation Facilities)
Policy EN14 (Flood Risk) (part of policy replaced by PfE Policy JP-S4)
Policy EN15 (Biodiversity and Geological Conservation) (part of policy replaced by PfE Policy JP-G 8)
Policy EN18 (Contaminated Land and Ground Stability)
Policy DM1 (Development Management).

Unitary Development Plan (1995)

Saved Policies Large elements of the UDP have been superseded by the Core Strategy.
The following saved policies are of relevance in the consideration of this application:
DC26- Development and noise.

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 policies of relevance are:
>PfE Policy JP-S4- Flood Risk and the Water Environment
>Policy JP-G 8- A Net Enhancement of Biodiversity and Geodiversity

Assessment
Principle of Development
The application seeks permission for the erection of a food kiosk and installation of a detached canopy to form an external dining area, together with associated landscaping and external works. The proposed food kiosk and detached canopy forms a permanent solution to the catering van which sits in the courtyard which distributes school meals for pupils (see planning history section for further details). An outside offer has been proposed as the permanent solution as opposed to an attached extension to the existing school building. A detailed justification was provided by the school to explain why such outside offer is considered suitable, including the possibility to diversify dining experiences and access to fresh air. Considering such justification and on balance given the permanent solution would be a betterment to the temporary solution, the principle of development can be supported in this instance. The proposal would not result in any additional pupils and so would have no implications in terms of capacity for the school or in terms of parking. However, consideration must be given in relation to amenity implications, the design and appearance, flood risk, environmental implications, ecological implications and the impact on external facilities for the pupils.

Siting, Scale, Massing, Design and Resultant Appearance
The proposed canopy would sit in the hard play space connected with the school. The canopy would have a height of 4.8 metres and a length at the largest point of 30 metres. Although it would result in a large structure in the playground, such size would provide significant outside seating for the requirements of the school and given it would be a canopy would offer views beyond so not be considered an overly large or bulky structure. Given this is the main area for outdoor play, the siting of such is considered appropriate to increase and diversify the outside seating for the school.

The canopy would be constructed of Steel columns with a galvanised finish to be of an RAL 4010 colour (telemagenta) and ETFE single skin membrane roof. Whilst such colouration would contrast the existing dark clad and multi brick building of the main school, the colouration would introduce interest to the outside area and would be similar to the colouration within the CHS South logo. The use of the logo to be installed on elevation 1 would be visible from the north and so add legibility to the structure. 

The food kiosk would sit to the rear and underneath the canopy, would have a height of 2.9 metres at the largest point with a lean to roof form. The main servery would face to the north which is considered appropriate. A roller shutter was initially proposed with the scheme, however following concerns visually, such element has been removed. The siting and scale of such element is considered appropriate for the proposed use.

The food kiosk would be clad in a composite slatted cladding in a charcoal colouration, alumimum windows, sliding servery screens RAL4010 and black corrugated PVC plastisol coated roof sheet. Discussions took place with the agent in respect of the use of the corrugated roof form and composite cladding. Product specifications were provided for review during the course of the application. Given the food kiosk would sit below the canopy and would only be visible within the context of the school and given the proposed food kiosk would be an improvement on the existing temporary van solution, on balance and in this instance, the use of corrugated PVC plastisol coated roof sheet and composite cladding could be accepted. It would be considered unreasonable to refuse consent on the application for such reason given the evidenced needs of the school. 

A digital menu would be positioned on the front elevation of the proposed food kiosk, within the enclosed school grounds, beneath the canopy, and is orientated towards the internal playground and covered dining area. It is intended solely to display the menu to pupils and other authorised users of the food kiosk. On this basis, the Applicant considers that the display falls within Schedule 1, Class A of the Town and Country Planning (Control of Advertisements)
(England) Regulations 2007 and therefore does not require separate express advertisement consent. The maximum illuminance level for the menu would be 3500cd/m2 through the daytime, 300cd/m2 during non-daylight hours, and the screen would be switched off whenever the kiosk is not operational. A condition restricting such illuminance levels would be attached to any approval granted. 

Details were provided on the proposed table tennis equipment- Caloo Diabolo Slim Table Tennis (on permeable resin-bound gravel). 2.74m x 1.52m x 0.76m and would replace the table tennis offer on the site as existing, and so is considered acceptable in size and form. 

A new 3 metre high double leaf weldmesh sports MUGA gate in black would match the existing and result in a new opening to the MUGA. Given it would match the other door on the MUGA and would be no higher and match in colouration, the siting and form of such development is considered acceptable. 

Visual Amenity
Whilst the proposed canopy would result in a large structure within the rear playground, given the open nature of the structure and a condition would be attached to any approval granted to ensure the steelwork is galvanised, no concern is caused in respect of visual harm.

As discussed previously, whilst the LPA have considered the proposed cladding and corrugated roof form for the food kiosk, on balance and in this instance, any visual harm from the proposed materiality is considered to be limited given the structure would be limited in view and limited in scale and size.  

No visual harm would be raised from the table tennis equipment or new MUGA gate. 

The introduction of the 6no. new trees would improve the visual aesthetics of the area as well as contributing to BNG commitments. 

Residential Amenity
All the proposals would sit within the school grounds which is largely hidden from landscaping along Mauldeth Road West and the Metrolink line to the south. 

Due to the nature of the proposed amenity landscaping, table tennis equipment and new gate to MUGA (to match existing), it would not give rise to any loss of light, adverse privacy implications or overlooking to the pupils.

The proposed canopy and food kiosk would sit to the north of the existing MUGA pitch and would sit closer to the school building further to the north and east. The canopy would have a height of 4.8 metres but would be a transparent structure and the food kiosk would sit within such structure with a height of 2.9 metres. Whilst the structures would be visible from the windows within the school to the north and east, given the transparent structure of the canopy and set away of the food kiosk to the windows, it would not give rise to any adverse overshadowing or loss of light to the classroom windows, and due to the nature no adverse privacy implications. 

An hours condition would also be attached to any approval granted to restrict the use of the proposed food kiosk, this would ensure the food kiosk would not be used outside of school hours, to protect the amenity of surrounding neighbouring properties. Such limiting hours would be the same as for the temporary van on the site offering the same service. 

Environmental Considerations
The Environmental Health officer notes the food kiosk is to serve food only. During the course of the application, the agent confirmed this would be the case. An external condenser within an anti-vandal cage would be sited to the rear of the food kiosk. To understand the proposed product and to minimise the impact of the development and to prevent a general increase in pre-existing background noise levels around the site, an external plant condition was recommended to be attached to any approval granted. 

Colleagues suggested wording for an informative for a contaminated land watching brief, to ensure the presence of or the potential for any contaminated land and/or groundwater is detected and appropriate remedial action is taken in the interests of public safety.

In respect of waste, the school's existing refuse storage area within the service yard will continue to be used and remains unchanged as part of the proposals. The location provides a convenient and direct servicing route from the food kiosk while remaining screened from the main playground and pupil areas. Waste collection arrangements will continue to operate in accordance with existing school management procedures and no changes to vehicle access or collection operations are required. No concern is raised in respect of such matter. 

Flood Risk
The site is located within Flood Zone 3 and 2, and such is noted by the LLFA and the Environment Agency. A Flood Risk Statement has been provided to support the application. The proposed canopy will drain via rainwater downpipes and perimeter channel drainage connected into the existing surface water drainage network, and the proposed kiosk is located beneath the canopy and so generate minimal additional roof runoff. 

The associated landscape works retain a predominantly permeable character through the use of reinforced grass and permeable resin-bound gravel surfacing. The proposed field drain within the grassed area will improve the drainage performance of an area currently affected by localised ponding.

The development will not significantly reduce flood storage capacity and will not increase flood risk elsewhere. The associated landscape improvements maintain permeability and improve the drainage performance of an area currently affected by seasonal waterlogging. The proposals are therefore considered to have a neutral or marginally beneficial effect in flood risk terms.

On the basis of the above, the LLFA and EA have no objection to the proposed development and no condition is required. Suggested informatives from both consultees would be attached to any approval granted. 

Impact of Playing Fields
The proposed canopy and food kiosk would be sited on the hardstanding connected with the playground and not on any playing fields or green spaces. 

The new gate to the MUGA would not result in any impact to the ability to utilise the MUGA and so no impact to playing fields. 

To the west of the playground lies an area of existing grassed landscape which is presently underutilised due to poor drainage and seasonal waterlogging. The proposals include drainage improvements, reinforced grass surfacing, informal recreation facilities and additional tree planting to improve the usability of the site for the benefit of the school and school pupils and to mitigate any loss in respect of biodiversity net gain. 

Given such land to the west is currently underutilised and not identified as a formal playing pitch, it is not considered the proposal would give rise to any concerns as per the provisions of Policy EN10 of the Core Strategy.

BNG and Ecological Considerations 
The application was supported by a preliminary ecological appraisal, and a completed biodiversity metric calculation tool and assessment. Although the proposal would result in the loss of the existing grassed area to the west, 6no. new trees are to be planted to mitigate such harm. The habitat retention, enhancement and creation proposals (where applicable) for the
development would result in an overall biodiversity net gain of +0.04 habitat units,
equivalent to +11.04%. As the trees are to be planted on a site, the BNG assessment requested the need to place a Habitat Management and Maintenance Plan condition on any approval granted. Colleagues in GMEU reviewed the supporting information to support the application and were confident the development could achieve a 10% net gain in biodiversity through new tree planting on site. A condition to this effect would be attached to 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.

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. In this
instance officers have worked with the applicant in a positive and proactive manner,
and have worked through issues arising during the course of the application, and appropriate
conditions have been placed on the approval granted.

Recommendation: Approve 
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