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Planning
Delegated Officer Report
The application is classified as a Schedule 1 application as defined by the Town and Country Planning (Discharge of Local Planning Functions) (England) Regulations 2026 and as such must be determined utilising delegated powers.

Summary of application details
	Application reference:
	PLA-2026-000597

	Application type:
	Full planning permission

	Proposal:
	External window and door replacement scheme to 12no. self-contained flats.

	Site address:
	12no. self-contained flats at 1, 2, 3, 4, 10, 11, 12 & 13 New Vine Street, 29 & 31 Reilly Street and 225 & 227 Clarendon Street Hulme Manchester M15

	Ward(s):
	Hulme

	Date application valid:
	05 June 2026

	Applicant name:
	Mr Ian Cushlow 

	Case officer:
	Ellie Knowles

	Recommendation:
	Approve

	Date of recommendation:
	30 October 2026



Description of site/building/area

The application properties comprise 4.no 2-storey residential apartment buildings located in the Hulme ward of Manchester. The buildings are owned and managed by Places for People. The application properties are constructed in brickwork (red multi and buff) with grey tiled roof and features timber windows (light brown) and doors (blue colourations). Communal access areas and a communal gardens / courtyard / amenity space are located to the rear.

The application properties are located in a predominantly residential setting and are situated at either end of New Vine Street, with Clarendon Street to the north and Reilly Street to the south.

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 an external window and door replacement scheme to 12no. self-contained flats, as follows:

· White uPVC double glazed windows – style, dimensions and opening action to match existing. 
· Anthracite composite doors (external entrances) style, dimensions and opening action to match existing. 
· White uPVC double glazed French Doors on North Vine Street – to match first floor flat example. 


Consultations & Notification Responses

[bookmark: _Hlk170482220][bookmark: _Hlk215154335]Local responses
None

Consultee responses
None

Relevant Planning History

None at the application site.

History of negotiations 

[bookmark: _Hlk178932436]No negotiations were entered into with the agent, given that the scheme was considered policy compliant. 

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-Strat2 – City Centre
JP-S1 – Sustainable Development 
JP-S2 – Carbon and Energy 
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)
EN 1 – Design Principles and Strategic Character Areas
EN 7 – Energy Infrastructure opportunities
EN 8 – Adaptation to Climate Change (partially superseded by PfE)
EN 16 – Air Quality (partially superseded by PfE)

The relevant saved UDP policies for this application are: 

***

National Planning Policy Framework

The 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
CC2: Mitigation of climate change  
CC3: Adaptation to climate change 
DP3: Key principles for well-designed places
P3: Living conditions and pollution

[bookmark: _Hlk199338050]Issues

Principle of development: 

The principle of the proposal, to install replacement windows and doors to improve the energy efficiency of the building, is generally acceptable. However, consideration must be given to the proposal's appearance, and impact upon visual and residential amenity, waste storage and parking.

Impact on visual amenity and the streetscene: 

The building's current timber windows would all be replaced with energy efficient double-glazed white uPVC-framed windows on each of their elevations. The proposal would also include the replacement of ground floor external doors to anthracite composite, alongside the replacement of French Door sets with white uPVC in a style to match the existing. The replacement fenestration has been designed to match the style, dimensions and opening action of the existing, to achieve a similar visual appearance, albeit in a white colouration. 

Overall, the proposal is not considered to cause substantial harm to the appearance of the application properties or the visual amenity of its surrounding area. With regards to the scheme's replacement windows / doors, whilst the fenestration materiality and colouration are being significantly altered, these are considered to be minor in terms of their character and nature and would not significantly alter the appearance of the building as it currently stands. Moreover, the thermal efficiency performance upgrades of the replacement fenestration and resultant benefits to existing/future occupants are considered to give weight in this instance. 

The proposal therefore accords with policies DM1 and SP1 of the Core Strategy, as well as policy DP3 of the NPPF.

Impact on residential amenity: 

The proposal is not considered to give rise to any harm upon the residential amenity of neighbouring occupants, as the replacement fenestration would comprise a like-for-like visual appearance and would not increase the footprint or massing of the building. As such, the proposal should not cause issues associated with overshadowing, and loss of light, loss of privacy, nor should it introduce an overbearing presence into the area, pursuant to policies SP1 and DM1 of the Core Strategy.

[bookmark: _Hlk180758746]Impact on Highway Safety: 

The proposed development would not interfere with the existing parking provision on street, as such is considered acceptable in this regard. 

Waste:

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

Conclusion:

It is considered that the proposal is acceptable in terms of its principle, appearance, and impact upon visual and residential amenity, waste storage, and parking, as it broadly complies with saved policies DC1 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

[bookmark: _Hlk209518891]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, no negotiations were necessary but appropriate conditions have been attached to the end of this report. The scheme is considered to be in accordance with the guidance contained within saved policy DC1 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)
	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)
	The development hereby approved shall be carried out in accordance with the documents labelled:
-      'PROPOSED FRONT/SIDE ELEVATIONS', numbered 'PfP/NVS/05', stamped as received by the City Council as Local Planning Authority on the 05/06/2026.
-      'PROPOSED FRONT/SIDE ELEVATIONS', numbered 'PfP/NVS/06', stamped as received by the City Council as Local Planning Authority on the 05/06/2026.
-      'PROPOSED REAR ELEVATIONS', numbered 'PfP/NVS/07', stamped as received by the City Council as Local Planning Authority on the 05/06/2026.
-      'PROPOSED REAR ELEVATIONS', numbered 'PfP/NVS/08', stamped as received by the City Council as Local Planning Authority on the 05/06/2026.
-   Design & Access Statement, prepared by Places for People, stamped as received by the City Council as Local Planning Authority on the 05/06/2026.
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)   The development hereby approved shall be implemented and thereafter maintained in accordance with the supporting information (window and doors) received on 5 June 2026.  

Reason - To ensure that the appearance of the development is acceptable to the City Council as local planning authority in the interests of the visual amenity of the area within which the site is located, as specified in policies SP1 and DM1 of the Manchester Core Strategy.
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