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Planning
Delegated Officer Report
Summary of application details
	Application reference:
	PLA-2026-001043

	Application type:
	Listed building consent (Alt/Ext)

	Proposal:
	Listed Building Consent for internal and external alterations including shopfront alterations, replacement louvres and installation of fume, ventilation and air conditioning equipment.

	Site address:
	200-204 Deansgate Manchester M3 3NN

	Ward(s):
	Deansgate

	Date application valid:
	02 September 2026

	Applicant name:
	Mr K Dehdashti 

	Agent (if any):
	Mrs Maria Marks 

	Case officer:
	Jack Naven

	Recommendation:
	Approve

	Date of recommendation:
	26 October 2026



Description of site, building and/or area

The application site is one of the ground floor commercial units that form a part of Royal London House, a Grade II listed building originally constructed in 1904 for The Royal London Friendly Society and designed by architect Charles Heathcote. The five-storey building is regarded as a notable example of Edwardian Baroque architecture.

The commercial unit in question occupies a prominent position near to the junction of Deansgate, Peter Street and Quay Street, positioned within the Deansgate Conservation Area and adjacent to the Peter Street Conservation Area. These are some of the main arterial routes through the City Centre and this junction as well as Deansgate have received significantly refurbishment in recent years in order to provide better cycle infrastructure and to rationalise traffic movement.

Manchester City Council’s Conservation Area Appraisal notes that Peter Street, and its continuation into Quay Street, is the most important junction in the area. The area is predominantly one of commercial buildings, but it also contains a significant number of places of assembly, such as a church, theatre, concert hall, opera house, synagogue and Masonic temple

Arranged across two levels at Ground Floor and Basement, the accommodation comprises a ground floor extending to 120sqm and a basement level measuring 232sqm

The premises is currently vacant and situated immediately. The commercial unit and the neighbouring corner unit, which is currently occupied by Flat Iron, for many years operated as one larger combined commercial unit, which was occupied by Blacks for this period in time.

Flat Iron, Federal Café, Pieminister, and Manhatta bar and restaurant occupy ground floor units within Royal London House. Other nearby food and drink uses are situated close to the site.

Description of Development

The proposal seeks Listed Building Consent for internal and external alterations including shopfront alterations, replacement louvres and installation of fume, ventilation and air conditioning equipment

Related Applications
PLA-2026-000944 – Change of use from Use Class E(a) to Sui Generis (bar) use including external alterations including shopfront alterations, replacement louvres and installation of fume, ventilation and air conditioning equipment,
To be approved alongside this application.

Site History

118381/FO/2017 - Change of use of basement and ground floor of Royal London House from shop (Use Class A1) to mixed use restaurant / bar (Dual Use Class A3 / A4– sui generis) together with elevational alterations and replacement glazing / shopfronts and installation of fume, ventilation and air conditioning equipment.
Approved April 2018. 

118382/LO/2017 - Listed building consent for elevational alterations, internal alterations and replacement glazing / shopfronts and installation of fume, ventilation and air conditioning equipment.
Approved April 2018.

120990/FO/2018 - Change of Use from takeaway (Use Class A5) to cafe (Use Class A3), internal alterations, replacement glazing / shopfront and installation of fume and kitchen ventilation equipment.
Approved October 2018

120991/LO/2018 - Listed Building Consent for internal alterations, replacement glazing / shopfront, installation of fume and kitchen ventilation equipment, and the display of signage, including 1no. projecting sign.
Approved October 2018

125000/FO/2019 - Change of use from retail (Use Class A1) to restaurant (Use Class A3), associated internal and external alterations and installation of roof-top plant equipment.
Approved February 2020.

125001/LO/2019 - Internal and external alterations, and installation of roof-top plant equipment, in association with proposed restaurant use (Class A3).
Approved February 2020.

136701/LO/2023 - Listed Building Consent for elevational alterations including new shop front, replacement louvres and installation of awnings and erection of 2 x internally illuminated projecting signs and 1 x externally illuminated fascia sign together with internal fitout for a restaurant use, including the installation of new plant and kitchen and the modification of a basement archway.
Approved December 2023

Consultation, notification and publicity responses

Publicity - Neighbour notification letters were sent to surrounding properties. A site notice and local press advert were also produced. At the time of writing this report, no representations have been received because of this publicity.

Relevant policies

The effect of the proposal on the affected heritage asset has been considered under the following criteria: 
 
Places for Everyone - Joint Development Plan Document (PfE), 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  
· Policy JP-P2 - Heritage  
Manchester Core Strategy - Development Plan Document 2012-2027 ("the Core Strategy"), adopted by the City Council on the 11th of July 2012:  
· Policy CC9 - Design and Heritage  
· Policy EN1 - Design Principles and Strategic Character Areas  
· Policy EN3 - Heritage  
· Policy SP1 - Spatial Principles  
· Policy DM1 - Development Management 
Unitary Development Plan for Manchester (UDP) (1995) - for the reasons outlined below, the following saved UDP Policies are of relevance to this application: 
· Policy DC18 - Conservation Areas  
· Policy DC19 - Listed Buildings 
National Planning Policy Framework (NPPF) (2026) 
 
· Paragraph 17 outlines three dimensions to achieve sustainable development: economic, social and environmental 
· Chapter 14 - Achieving well-designed places 
· DP3 - Key Principles for Well-Designed Places 
· DP4 - The Design Process 
· Chapter 20 - Conserving and enhancing the historic environment 
· HE4 - Securing the Conservation of Heritage Assets  
· HE5 - Assessing Effects on Heritage Assets 
· HE6 - Proposals Affecting Designated Heritage Assets 
· HE7 - Decisions on non-designated heritage assets 
· HE9 - Conservation Areas 
 
Section 16 (2) of the Planning (Listed Building and Conservation Areas) Act 1990 (the "Listed Building Act") provides that "in considering whether to grant listed building consent for any works to a listed building, the local planning authority or the Secretary of State shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses". 
 
Planning Practice Guidance (PPG) – Historic Environment states that public benefits may follow from many developments and could be anything that delivers economic, social or environmental objectives as described in the National Planning Policy Framework (paragraph17). Public benefits should flow from the Proposed Development. They should be of a nature or scale to be of benefit to the public at large and not just be a private benefit. However, benefits do not always have to be visible or accessible to the public in order to be genuine public benefits, for example, works to a listed private dwelling which secure its future as a designated heritage asset could be a public benefit. 
 
Public benefits may also include heritage benefits, such as: 
· Sustaining or enhancing the significance of a heritage asset and the 
· contribution of its setting; 
· Reducing or removing risks to a heritage asset; 

Assessment
Principle of Development

The proposed change of use will see the occupation of this ground floor commercial unit as a Sui Generis Bar use.

The proposed occupier is a successful bar operator based in London, with 6 premises currently in the Capital City. This will be the operator’s first venture outside of London. 

The existing unit has been vacant since Blacks moved out of the unit 3 years ago. Blacks occupied both this commercial unit and the unit on the corner of Deansgate, Quay Street, and Peter Street that Flat Iron currently occupy.

All other ground floor commercial units are occupied, but the layout of this unit presents various constraints that have made finding a suitable occupier difficult.

The surrounding area has many late-night bars and so a proposed bar use is not out of keeping with the surrounding area.

The proposed change of use will help to build a strong, effective economy by meeting the need for business land and premises and make effective use of land by seeing the vacant commercial unit be occupied by a suitable use. 

In determining whether the proposed works are acceptable, the main issue to consider is the impact these proposed works will have on the historic character and fabric of the listed building itself and to establish whether the public benefits, including heritage benefits, of the proposal will outweigh any harm to the significance of the heritage asset. 

Assessment of significance

The building is an important example of the phase of ‘rebuilding’ that was undertaken in the later nineteenth century as slum areas were cleared and is a typical example of the emerging office typology in the Victorian era. It holds considerable aesthetic value being an example of the style adopted by Charles Heathcote for a number of his buildings and in its use of high-quality materials and decorative details externally and internally to the entrance way. Royal London House (188-202 Deansgate) retains some important elements of the original configuration and detailing such as decorative tiles and unique features associated with historic uses.

Internally the building has been altered but retains some original features including cornicing, steel columns, timber flooring and glazed bricks. The exterior has high significance exemplified in the red granite pilasters and stone ornamentation. Shopfronts are more recent modern interventions with original black granite stallriser.


Impact on Heritage 

Externally, alterations are proposed to the shopfront and servicing arrangements to support the new bar use. These include a bespoke timber frame and glazed façade, a domestic-style entrance door reflecting the Little Door & Co brand, and ventilated louvres positioned to the rear.

Internal alterations include installation of new staircase to basement, creation of WC facilities, bar and kitchen area and general refurbishment.

The reglazing of the shopfront and insertion of a vertical timber mullion and red timber panelled door to reflect the ‘Little door Company’ brand would result in a visual change in the rhythm of shopfronts by the insertion of a solid timber door as all units have glazed doors, but as it would be set back from the façade it will appear recessive.

Proposed decorative louvres to the rear ground floor will be fixed to existing frames and have utilised a local balustrade design. There would be a significant visual change to the rear elevation as a result of the insertion of louvres but would be mitigated by the proposed ornate design and is considered to be a reversible change.

The roof plant will be sited adjacent to existing Plant and would thereby form part of a cluster with limited impact generally.

Conditions have been attached to ensure that further details are provided on the following points, relating to the external works:
· Section drawings at 1:5 scale showing joinery profiles of proposed new timber shopfront and new door.
· Condition restricting the fake blue plaque
· Full sized physical sample of the decorative louvres
· Samples of all other materials involved in external alterations

Internally, the overall layout of the ground floor is relatively unchanged; the most significant alteration is the insertion of a new wider staircase to access the basement set back from the entrance and disabled WC. As the existing stair is modern element the changes will thereby have a negligible impact on significance, the submitted details are thereby considered to be acceptable.

Proposed partitions for new accessible WC will be kept clear of beams and cornicing and is a reversible feature. Floor and wall finishes to the ground floor will be similar to existing in plaster finish and restored timber flooring.

Changes to the basement include insertion of partitions for WCs, Karaoke bathroom and library/games room with the remaining floor plan being open. Existing metal columns will be exposed, cornices retained and glazed tiling restored where possible. 

The relocation of original timber floorboards in the basement to the proposed games room area are a benefit. A condition has been attached to ensure methodology of these works are submitted prior to them being carried out.

Proposed new feature fireplaces will help provide a focus to the spaces and are considered to be acceptable. Drawing 8621/01/903/A Back Bar Elevation A indicates there is a clash with proposed back bar shelving and ceiling beam but does not show how it will be resolved. A condition has been attached to clarify these details.

Proposed M&E in containment trays and surface fixed containment would minimise harm to historic fabric and is supported.

Overall, it is considered that there would be a low level of harm caused to the heritage asset as a result of the external works, whilst the internal works will have a very low level of harm.

On this basis, the proposed works would be consistent with Places for Everyone policies JP Strat2, JP-P1 and JP-P2, Core Strategy policies SP1, DM1 and EN3, UDP policy DC19, and the National Planning Policy Framework polices HE4 and HE6.

In accordance with section 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990, the Local Planning Authority have had special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses in the decision making process and are satisfied that the decision made in assessing the impact on the heritage asset accords with this. 

Public Benefits 

As harm has been identified, policy HE6 of the NPPF requires that where a development proposal would harm the significance of a designated heritage asset, the effect on the asset and its significance should be weighed against any public benefits resulting from the proposal.

Public benefits should be considered in light of para 17 of the NPPF which outlines the three dimensions to achieve sustainable development: economic, social and environmental. Guidance is also provided in the PPG.  
 
HE6 states that important public benefits can include securing the long-term reuse of a vacant or underused listed building.

In this case, the public benefits of securing the long-term reuse of a vacant commercial unit within this listed building is considered to outweigh the low level of harm caused, therefore complying with policies HE5 and HE6 of 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.
Conclusion
t is considered that this application is considered acceptable, as the works are considered to cause a low level of harm to the special interest and the historic character of the Grade II listed building which would be outweighed by the public benefits outlined above 
 
The proposal is therefore in accordance with Places for Everyone Plan policies JP-Strat2, JP-P1, and JP-P2, Manchester Core Strategy policies CC9, EN1, EN3, DM1 and SP1, Saved Unitary Development Plan for Manchester policy DC19, NPPF polices HE4 and HE6, and the Planning (Listed Buildings and Conservation Areas) Act 1990.


Recommendation: Approve

	Conditions attached to this decision

	1)
	The works must be begun not later than the expiration of three years beginning with the date of this consent.
Reason - Required to be imposed pursuant to Section 18 of the Planning (Listed Buildings and Conservation Areas) Act 1990 (as amended).


	2)
	The development hereby approved shall be carried out in accordance with the following drawings and documents, received by Manchester City Council as the Local Planning Authority on 7 July 2026:
 
• Location Plan 8621 / 01 / LBP
• Proposed GA Plan - Ground & Basement 8621 / 01 / 201 / B
• Proposed Internal Elevations - Sheet 1 8621 / 01 / 220
• Proposed Internal Elevations - Sheet 2 8621 / 01 / 221
• Proposed Internal Elevations - Sheet 3 8621 / 01 / 222
• Proposed Internal Elevations - Sheet 4 8621 / 01 / 223 / B
• Proposed Internal Elevations - Stair 8621 / 01 / 224
• Proposed Internal Elevations - Female WC 8621 / 01 / 225
• Proposed Internal Elevations - Male WC 8621 / 01 / 226
• Proposed Elevation - DDA WC 8621 / 01 / 227
• Proposed Front External Elevations 8621 / 01 / 240 / B
• Proposed Rear External Elevations 8621 / 01 / 241
• Proposed Reflective Ceiling Plans 8621 / 01 / 301 / C
• Proposed Small Power 8621 / 01 / 701 / B
• Proposed Demolitions Plan 8621 / 01 / 810
• Proposed Detail - Louvre Screens 8621 / 01 / 901 / A
• Proposed Detail - Staircase 8621 / 01 / 902
• Proposed Detail - Bar 8621 / 01 / 903 / A
• Proposed detail - kitchen bar 8621 / 01 / 904
• Proposed Detail - Fixed Seating - Karaoke 8621 / 01 / 905 / A
• Proposed Detail - Basement Fire Place 8621 / 01 / 906
• Proposed Detail - Ground Fl Fire Place 8621 / 01 / 907 / A
• Proposed Detail - Karaoke Bathroom 8621 / 01 / 908
• Proposed Detail - DJ Booth 8621 / 01 / 909
• Proposed Detail - Bench Seating 8621 / 01 / 910 / B
• Proposed Detail - Nintendo Room Shelving 8621 / 01 / 911 / B
• Proposed Detail - Nintendo Entrance Curtain 8621 / 01 / 912 / B
• Proposed Standard Wall half height tiling - proposed detail 8621 / 01 / 913
• Proposed Standard Wall Detail - Full Height Tiling 8621 / 01 / 914
• Proposed Standard Wall Detail - Full Height Paint 8621 / 01 / 915
• Proposed Details - Sections 8621 / 01 / 916
• Proposed Details - Kitchen Section 8621 / 01 / 917
• Proposed Ground Floor HVAC L2811SK01
• Proposed Basement HVAC L2811SK02

Received by Manchester City Council as the Local Planning Authority on 20 August 2026:

• Condensing Units Layout P03
• Kitchen Ventilation Report

Received by Manchester City Council as the Local Planning Authority on 24 August 2026:

• Proposed Roof Plan with Roof Plant P04

Received by Manchester City Council as the Local Planning Authority on 13 October 2026:

• Proposed Wall Finishes Plan 8621 / 01 / 820 / C

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 and saved policies DC18 and DC19.

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 and saved policies DC18 and DC19.


	3)
	Notwithstanding the details as set out in condition 2 above, no external works shall commence until samples of all materials to be used in the construction of the external surfaces of the development hereby approved, have been submitted to and been approved in writing by the City Council as Local Planning Authority.

The development shall then be carried out in accordance with the approved samples.

Reason - In the interests of visual amenity and because the proposed works affect a building which is included in the Statutory List of Buildings of Special Architectural or Historic Interest and careful attention to building work is required to protect the character and appearance of this building and to ensure consistency in accordance with policy and EN3 of the Core Strategy, saved policy DC19.1 of the Unitary Development Plan for the City of Manchester, and the NPPF.


	4)
	Notwithstanding the details as set out in condition 2 above, prior to the installation of the louvres on the Little Quay Street elevation, a full-sized sample panel of the decorative louvres shall be submitted to and be approved in writing by the City Council as Local Planning Authority.

The decorative louvres shall then be implemented as a part of the development in accordance with the approved samples.

Reason - In the interests of visual amenity and because the proposed works affect a building which is included in the Statutory List of Buildings of Special Architectural or Historic Interest and careful attention to building work is required to protect the character and appearance of this building and to ensure consistency in accordance with policy and EN3 of the Core Strategy, saved policy DC19.1 of the Unitary Development Plan for the City of Manchester, and the NPPF.


	5)
	Notwithstanding the details as set out in condition 2 above, prior to the commencement of the external works, the following details shall be provided in writing to and be approved in writing by the City Council as Local Planning Authority:

· Section drawings at 1:5 scale showing joinery profiles of proposed new timber shopfront and new door. 
· Section drawing at 1:5 scale of rear window showing how proposed louvres will be attached to window frame to be submitted. 

The works shall then be carried out in accordance with the approved details.

Reason - In the interests of visual amenity and because the proposed works affect a building which is included in the Statutory List of Buildings of Special Architectural or Historic Interest and careful attention to building work is required to protect the character and appearance of this building and to ensure consistency in accordance with policy and EN3 of the Core Strategy, saved policy DC19.1 of the Unitary Development Plan for the City of Manchester, and the NPPF.


	6)
	Notwithstanding the details as set out in condition 2 above, prior to the commencement of works to the back bar shelving, as shown on drawing Back Bar Elevation 8621/01/903/A, an update drawing that shows how the back bar shelving will avoid impact on the ceiling beam shall be provided in writing to and be approved in writing by the City Council as Local Planning Authority.

The works shall then be carried out in accordance with the approved details.

Reason - In the interests of visual amenity and because the proposed works affect a building which is included in the Statutory List of Buildings of Special Architectural or Historic Interest and careful attention to building work is required to protect the character and appearance of this building and to ensure consistency in accordance with policy and EN3 of the Core Strategy, saved policy DC19.1 of the Unitary Development Plan for the City of Manchester, and the NPPF.


	7)
	Notwithstanding the details as set out in condition 2 above, prior to the commencement of works to the historic timber flooring in the basement area that is proposed to be relocated, the following details shall be provided in writing to and be approved in writing by the City Council as Local Planning Authority:

· Method statement as to how the timber flooring will be removed and restored in new location.

The works shall then be carried out in accordance with the approved details.

Reason - In the interests of visual amenity and because the proposed works affect a building which is included in the Statutory List of Buildings of Special Architectural or Historic Interest and careful attention to building work is required to protect the character and appearance of this building and to ensure consistency in accordance with policy and EN3 of the Core Strategy, saved policy DC19.1 of the Unitary Development Plan for the City of Manchester, and the NPPF.


	8)
	Notwithstanding the details as set out in condition 2 above, prior to the commencement of works to the glazed tiles, the following details shall be provided in writing to and be approved in writing by the City Council as Local Planning Authority:

· Method statements and sample trials to made available for inspection with respect to paintwork removal from glazed tiles and method of cleaning

The works shall then be carried out in accordance with the approved details.

Reason - In the interests of visual amenity and because the proposed works affect a building which is included in the Statutory List of Buildings of Special Architectural or Historic Interest and careful attention to building work is required to protect the character and appearance of this building and to ensure consistency in accordance with policy and EN3 of the Core Strategy, saved policy DC19.1 of the Unitary Development Plan for the City of Manchester, and the NPPF.


	9)
	Notwithstanding the details as set out in condition 2 above, the fake Blue Plaque, as shown on the Proposed Part Plan section of drawing Proposed Front External Elevation 8621 / 01 / 240 /, received by Manchester City Council as the Local Planning Authority on 7 July 2026, shall not be implemented as a part of the development.

Reason - In the interests of visual amenity and because the proposed works affect a building which is included in the Statutory List of Buildings of Special Architectural or Historic Interest and careful attention to building work is required to protect the character and appearance of this building and to ensure consistency in accordance with policy and EN3 of the Core Strategy and saved policy DC19.1 of the Unitary Development Plan for the City of Manchester.
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