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Planning
Delegated Officer Report
Summary of application details
	Application reference:
	145534/FO/2026

	Application type:
	Full planning permission

	Proposal:
	Installation of shop front, level access and formation of external seating area.

	Site address:
	Chemist 420 Wilbraham Road  Manchester M21 0AS

	Ward(s):
	Chorlton

	Date application valid:
	26 March 2026

	Applicant name:
	Mr Christos Kasaras 

	Agent (if any):
	Mr Ahmed Choudhry 

	Case officer:
	Ellie Knowles

	Recommendation:
	Approve

	Date of recommendation:
	16 October 2026



Description of site/building/area

The application property is located in Chorlton District Centre and comprises a ground floor commercial unit at the end of a row of nine terraced properties, positioned at the junction of Wilbraham Road (predominantly commercial at ground floor) and Albany Road (mixed use street). The application property affords a private forecourt to the western elevation bound by black bollards and metal roller shutters to the existing openings.

The application unit had traded for a number of years as a Pharmacy until conversion to a coffee shop in January 2026 through permitted development.

At the time of site visit, it was evidenced that the proposal was retrospective in nature. 
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View of the application site from Albany Road.

Listed building: 	 Not applicable

Conservation area: 	Not applicable

Tree Preservation Order: 	Not applicable


Description of development

[bookmark: _Hlk215156496][bookmark: _Hlk214977609]The applicant is seeking permission for the installation of shop front, level access and formation of external seating area.

Consultations & Notification Responses

[bookmark: _Hlk170482220][bookmark: _Hlk215154335]Local responses

One letter of representation was received from local residents raising the following concerns: 

· The conversion from a pharmacy to coffee shop has involved building a large step at the front entrance which previously had ramped access.

Consultee responses

Highway Services – 

The application is for the installation of an external seating area at 420 Wilbraham Road,
Manchester, M21 0AS.

The site is located adjacent to the adopted highway Wilbraham Road and Albany Road.

There are no waiting and no loading at any time restrictions on Wilbraham Road. There
are no waiting at any time restrictions on Albany Road.

There is an area of unadopted forecourt between the building and edge of the footway.

HIGHWAYS RESPONSE:

The development is to consist of 4 tables with 12 associated chairs located externally. 

As the proposed tables and chairs appears to be located within the private forecourt, a
tables and chairs licence will not be required.

Clarification is sought on the following and should be shown on an updated dimensioned
plan:
· Retained footway width adjacent to the proposed seating area; and
· Set-back distance from the back of the outdoor seating area to the back of the
footway.

All furniture is to be stored internally within the premises outside of operational hours. This
is considered appropriate in preventing unnecessary obstruction of the adjacent highway.

It is understood that new sign is to be installed at the site. The applicant should be aware
that a separate advertising consent application will be required for this.

Environmental Health – No objections, recommend conditions relating to no amplified sound and restriction on hours of use for external seating area.

Chorlton Civic Society – No comments received. 

Relevant Planning History

At the application site –

145535/AO/2026 – Advertisement consent for the display of 3no. internally illuminated signs. Pending consideration.


History of negotiations 

The planning officer requested for the reinstatement of level access into the property, to enable the provision of a accessible commercial unit. The agent submitted revised plans showing inclusion of a proposed recessed ramp with 1:12 gradient, the revised proposal was re-advertised and assessed accordingly.  

Policy

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

Manchester Core Strategy Development Plan Document (2012-2027) - The Core Strategy was adopted on the 11 July 2012 and replaces a large number of policies in Manchester’s Unitary Development Plan. Parts of the policies have been superseded by the Places for Everyone Plan. 

The Unitary Development Plan (UDP) for the City of Manchester (1995) - The Unitary Development Plan for the City of Manchester was adopted in 1995 and has largely been replaced with the policies contained within the Core Strategy. However, there are a number of policies that are extant. 

The relevant Places for Everyone policies for this application are as follows:

JP-Strat5 – Inner Areas
JP-S1 – Sustainable Development 
JP-P1 – Sustainable Places

The relevant Core Strategy policies for this application are as follows:

DM 1 – Development Management
SP 1 – Spatial Principles (partially superseded by PfE)
C 6 - South Manchester District Centres - Chorlton, Didsbury, Fallowfield, Levenshulme and Withington
EN 1 – Design Principles and Strategic Character Areas

The relevant saved UDP policies for this application are: 

DC14 – Shop Fronts and Related Signs
DC15 – Advertisements, Hoardings and Posters
DC26 – Development & Noise 

The relevant supplementary planning guidance documents for this application are: 
· Manchester City Council Shopfront and Signage Design Guide (2024)
· Design for Access 2 

National Planning Policy Framework

The Draft National Planning Policy Framework (August 2026) - The National Planning Policy Framework (NPPF) sets out the Government’s planning policies for England and how these should be applied. 

Planning law requires that applications for planning permission be determined in accordance with the development plan, unless material considerations indicate otherwise. The national decision-making policies in this Framework are a material consideration in making these decisions and should be read alongside the policies in the development plan.

The Local Planning Authority consider the following NPPF policies relevant to this proposal.

DM3: Determining development proposals
S3: Presumption in favour of sustainable development
DP3: Key principles for well-designed places

[bookmark: _Hlk199338050]Issues

Principle of development: 

The principal of making elevational changes to a shopfront and creation of external seating area to the front of an existing commercial unit (Use Class E) is generally acceptable in circumstances where there is no overriding unduly harmful impact upon either the residential or visual amenity or the character of the area. The former use of the commercial unit was a Pharmacy (Use Class E) and the proposed use is a coffee shop (Class E), the General Permitted Development Order 2015 allows for the change of use within the same Use Class without prior approval or planning permission, therefore this application is only to consider to changes to the shopfront and external seating area. 

The main policies that relate to the assessment of the proposal are the National Planning Policy Framework, in particular Policy DP3 (Key principles for well-designed places), Core Strategy policies DM1, SP1, C6 and EN1 and SP1 (Spatial Principles) and the Saved Unitary Development Plan Policy DC14 (Shop fronts and related signs).

Impact on visual amenity and the street scene: 

At the front of the unit, alterations to the shopfront have taken place, including changes to the entrance door, window arrangements and external colour finish. The associated signage has been assessed separately under the accompanying advertisement application. The proposed shopfront works comprise of the alterations to the glazing pattern, including windows and entrance door; reinstatement of level access ramp and the repainting of the frames from white to dark grey to match the new fascia signage. 

Chorlton District Centre contains a mix of traditional and modern shop frontages. The replacement glazing and repainting of the shopfront frame from white to dark grey is considered to have a neutral impact on the character and appearance of the building, as the frontage is already painted and the proposed change seeks to coordinate the frame finish with the fascia signage, similar to the previous occupier.

The external seating area would take the form of 4.no tables and associated seating within the applicant’s private forecourt to the eastern side of the application property fronting Albany Road. The submitted plans do not illustrate the proposal of any permeant boundary treatments.  As this furniture would be removeable they do not require consent and on this basis cannot be determined unfavourably.

In short, the proposal is considered acceptable on design grounds, pursuant to Policy SP1 and EN1 of the Core Strategy. 

Impact on residential amenity:

The proposal would not adversely impact upon the visual amenity of any neighbouring property nor lead to a loss of light, loss of privacy or provide an overbearing impact, by virtue of the separation distances maintained to neighbouring property, and due to the nature of the proposed associated works.

The front seating area proposed would be open and open onto Albany Road, where customers could sit. The submitted application form states proposed opening hours would be 07:00-19:00 Monday-Sunday and on Bank Holidays. Given the modest scale of seating and proposed operational hours are not considered to give rise to undue impacts upon neighbouring residential properties. 

A condition would also be attached to ensure no amplified sound, live or recorded music, played in any of the external areas, at any time.

In short, the proposal is not considered to give rise to adverse residential amenity implications, pursuant to Policy SP1 and DM1 of the Core Strategy, given the use of conditions to control its use.

[bookmark: _Hlk180758746]Accessibility:

During the course of the application, the scheme was revised to incorporate the reinstatement of level access to the existing commercial unit. This provision of this element will be requested by condition to ensure its timely installation. 

Impact on Highway Safety: 

The proposed development would create an external seating area for customers, comprising 4 tables with 12 associated chairs located within a private forecourt fronting Albany Road.  

Highway Services has reviewed the submission and consider that the development would not interfere with the adopted footway, as such is considered acceptable in this regard. 

The proposal is considered acceptable in terms of highway considerations, pursuant to policies T1, SP1 and DM1 of the Manchester Core Strategy.

Waste:

[bookmark: _Hlk213336783]The current waste storage arrangements would be unaffected by the proposal.

Conclusion:

Given the above issues, it is considered that the proposal is acceptable in terms of its principle, siting, scale and massing, appearance, impact upon visual and residential amenity, waste storage, accessibility and parking as it broadly complies with saved policies DC14 of the UDP, policies DM1 and SP1 of the Core Strategy, policy JP-P1 and JP-P2 of the Places for Everyone joint development plan document and guidance contained within the NPPF.

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

Article 35 Declaration

Officers have worked with the applicant/agent in a positive and proactive manner based on seeking solutions to problems arising in relation to dealing with the planning application. In this instance negotiations took place with regards to the reinstatement of level access to the application property. Amended plans were submitted showing inclusion of a level access ramp, the application has been determined with the attachment of appropriate conditions. The scheme is considered to be in accordance with the guidance contained within saved policy DC14 of the Manchester Unitary Development Plan and to policies SP1 and DM1 of the Core Strategy.

Condition(s) to be attached to decision for approval

1. 3 Year Time Limit 
The development must be begun not later than the expiration of three years beginning with the date of this permission. 

Reason - Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990.

2. Specified drawings and documents 
[bookmark: _Hlk213336797]The development hereby approved shall be carried out in accordance with the documents labelled:

· 'PROPOSED GA FLOOR PLAN', numbered '(03)001 PL2', stamped as received by the City Council as Local Planning Authority on the 12/10/2026.
· 'EXISTING & PROPOSED GA ELEVATIONS', numbered '(03)001 PL1', stamped as received by the City Council as Local Planning Authority on the 14/07/2026.
· 'PROPOSED GA SIGNAGE', numbered '(05)001 PL1', stamped as received by the City Council as Local Planning Authority on the 14/07/2026.

Reason - To ensure the development is carried out in accordance with the approved plans, pursuant to Policies SP1 and DM1 of the Core Strategy.

3. Level access
Within three months of the decision date of this permission, the provision of the accessible ramp as shown on plan references: (03)001 PL2 and (04)001 PL1, should be made available within the application site and retained for lifetime of the approved development.

Reason - To assist in the provision of an inclusive and accessible environment, pursuant to policies SP1, T2 and DM1 of the Manchester Core Strategy (2012), Policy JP-P1 of Places for Everyone and Design for Access 2.

4. Amplified music
There shall be no playing of live or amplified music outside of the main building. 

Reason - To protect the amenity of the area from excessive noise pursuant to Core Strategy policies DM1 and C10 and saved Unitary Development Plan policies DC10 and DC26.

5. External seating hours
The external seating area shall only be operational between the following hours:
0700 to 1900 Mondays to Fridays
0700 to 1900 Saturdays
0700 to 1900 Sundays and Bank Holidays

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