PLANNING APPLICATION FOR CHANGE OF USE AND EXTERNAL ALTERATIONS
COTTON TREE PUBLIC HOUSE
110 BOARSHAW ROAD

MIDDLETON

MANCHESTER

M24 2WH

TO
CONVENIENCE STORE
ON BEHALF OF 

MR ASHRAF BILAL
DESIGN AND ACCESS STATEMENT

DATED: JANUARY 2026
SUBMITTED BY NORTHERN DESIGN (OLDHAM)
17 STATION LANE GROTTON

OLDHAM OL4 5QY

TEL: 07753859616
EMAIL: alan.davies@northerndesignpartnership.co.uk

1.0 – THE SITE 
1.01 – The Public House The Cotton Tree is a pub in a predominantly residential area just outside Middleton town centre
1.02 - The site is on Boarshaw Road which has many different types of businesses
1.03 - There is a existing Car Wash to the rear and a access road to the side of the building.
2.0 – PLANNING. SECTION 8: PARAGRAPH 93NPPF
2.01 – The Pub is outside the centre of MIddleton. Several Public Houses in the area have already been converted to different uses in Middleton and
surrounding areas.

2.02 - The premises has had several tenants all have tried to make a success but this was not possible due to economic factors, the change of habits and the high cost of living, energy and inflation.
The above reason are a factor of the current economic situation within the country at present.

2.03 - The owners J W Lees have been trying for some time to find a  buyer for the property working with Commercial agents.
The advertising was done via local Community contacts to try to get the community involvement but this was not taken up.
Therefore potential purchasers  where contacted to purchase for potential change of use. 

The applicant purchased the premises on the 1st September 2025. The applicant owns a few convenience stores in the North West and has links with Costcutter and Go Local.
2.04 -  A public house is a sui generis use ;a convenience store falls usually in Use Class E(a). A change from a sui generis use to a Class E use will require planning permission.
The application also covers the external and internal alterations to form the Convenience store.

2.05 - The justification for the change of use is that the pub is no longer sustainable and there are existing Public Houses within the area that meet the community use closer to the town centre of Middleton.

3.0 – PROPOSALS
3.01 - The proposal is for a change use to a Convenience Store
3.02 - The proposals are for alterations of the entrance and the formation of a disabled access.
3.03 – The existing external features of the building  will remain. New signage will be applied for separately.
4.0 - ACCESS AND HIGHWAYS
4.01 - The existing property has  no parking spaces associated with the use.
4.02 – Access is from an establish street entrance.
4.03 - The proposed property will have a designated bin area.

5.00 – OPENING HOURS AND EMPLOYMENT
5.01 – Monday - Friday 7.00am - 2..00am


Saturday 7.00am - 2.00am


Sunday and Bank Holidays 7.00am - 2.00am 

5.02 - A separate application for licensing and signage will be submitted.

5.03 - The owner has other community outlets in the area and employs staff for these outlets. The new facility will require a Full Time manager and 3 Part Time Staff and these will be new jobs created.

5.04- Deliveries to the Store will be before 8.00am and after 6.00pm to ensure no disruption to traffic on Boarshaw Road.

6.00 - LOSS OF A COMMUNITY ASSET
6.01 – The local residents and community have not actively perused a Asset of Community Value to try and keep the pub open. 

6.02 - The area is served well by local Public Houses and there are also others a short bus ride or drive.
7.00 - CONCLUSION

7.01 – The proposal is a sustainable conversion of a Public House that has been proved has no longer useful to the community. 
7.02 - The site is in a sustainable location with public transport and the local amenities into Middleton.
