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Planning
Delegated Officer Report
Summary of application details
	Application reference:
	PLA-2026-001024

	Application type:
	Removal/variation of conditions

	Proposal:
	Variation of Conditions 2 (Specified Plans), 3 (Materials) and 4 (additional fenestration) attached to 142091/FH/2025 to allow elevational alterations and roof change and position alteration.

	Site address:
	59 Broadhill Road Manchester M19 1AR

	Ward(s):
	Burnage

	Date application valid:
	14 July 2026

	Applicant name:
	Mrs Fareeha Ahmad

	Agent (if any):
	Mr Daud Ahmad

	Case officer:
	Janet Lawless

	Recommendation:
	Approve

	Date of recommendation:
	29 September 2026



Description of site, building and/or area
The property that is the subject of this householder application is a two- storey brick built semi- detached house. It is identified as 59 Broadhill Road. It has gardens to the front and rear with a free- standing garage that is accessed from an open plan shared driveway. There was an existing single storey extension which stretched the full width of the property to the rear. Over the space of two planning applications 138966 and 142091, the property has altered through the change in roof from a hip to gable, together with a rear dormer extension and an extension to the first floor over part of the existing ground floor extension. This was approved under reference 138966. 
This was followed up by an additional single storey to the rear. This was approved under reference 142091. This single storey extension was approved with a mono-pitch roof. Now that the proposals have been part implemented, there are some design changes proposed which merit the submission of this variation of condition application. The proposal is to vary conditions 2, 3 and 4 attached to previously approved 142091. 

The area is in a predominantly residential area, comprising of single family dwellinghouses of the same age and design as the host property, many of which have had the benefit of the same / similar extensions as proposed for 59 Broadhill Road. The property is located on a sustainable public transport network and is easily travelled by alternative modes of transport to the car.
Description of development
The application currently under consideration in this variation of condition proposes the substitution of the mono-pitch roof to the single storey rear extension to a flat roof together with the introduction of a roof lantern within the flat roof. It is also proposed to set the extension in off the common boundary with number 57 Broadhill Road and carry out minor variations to the size of the windows and patio doors.
	


Consultation, notification and publicity responses
Local residents were informed- no representations have been received

Relevant policies
For reasons to be outlined below, it is considered the proposal accords with these policies.

Core Strategy - The Core Strategy Development Plan Document 2012 -2027 ("the Core Strategy") was adopted by the City Council on 11th July 2012. It is the key document in Manchester's Local Development Framework. The Core Strategy 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. 

A number of UDP policies have been saved until replaced by further development plan documents to accompany the Core Strategy. Planning applications in Manchester must be decided in accordance with the Core Strategy, saved UDP policies and other Local Development Documents.

Policy DM 1, Development Management, - Follows the principles advocated in the aforementioned policies and informs that all development should have regard to the following specific issues for which more detailed guidance may be given within a supplementary planning document.  The relevant issues are given below:-

o	Appropriate Siting, layout, scale, form, massing, materials and detail.
o	Impact on the surrounding areas in terms of the design, scale and appearance of the proposed development. Development should have regard to the character of the surrounding area.
o	Effects on amenity, including privacy, light, noise, vibration, air quality and road safety and traffic generation. This could also include proposals which would be sensitive to existing environmental conditions, such as noise.

Policy SP1 'Spatial Principles' which states that priority will be given to the creation of neighbourhoods of choice outside of the regional centre. In particular, developments which make a positive contribution and enhance areas for residents will be supported.  

National Planning Policy Framework (August 2026) – A revised National Planning Policy Framework (NPPF) was published on 17 August 2026 following a period of public consultation and has superseded the previous version. Given the timing of its publication, the application has been assessed against both the former and revised frameworks. Having undertaken this review, it is considered that the changes introduced by the revised NPPF do not materially affect the assessment or conclusions reached in relation to the proposed development.
 
The revised version fundamentally restructures national planning policy with a more rules based, pro-growth approach, replacing the previous paragraph- based framework and the traditional tilted balance with a new presumption in favour of sustainable development. Key reforms include stronger support for housing delivery, particularly higher-density development near major public transport hubs, greater policy support for economic growth, infrastructure and rural productivity, stronger protection for pubs and other community facilities and continued robust protection of designated landscapes. The reforms are intended to make planning decisions faster, clearer and more predictable whilst accelerating housing and economic growth.
 
The relevant policies are as follows:
 
Policy DM3 (Determining development proposals) – When considering development proposals, local planning authorities should:
 
1. Work with the applicant in a positive and proactive manner, where necessary seeking solutions to problems arising from initial proposals, to enable a timely decision;
2. Take a proportionate approach to the consideration of the planning matters raised by the proposals, in a way that reflects their scale, complexity and potential impact;
3. Take account of planning matters raised during any pre-application engagement, including any positive responses to this engagement, as well as representations on the proposals;
4. Consult statutory or internal consultees only where it is necessary to do so. Decisions on development proposals should not be delayed in order to secure advice from a statutory or internal consultee beyond their statutory deadlines unless there is insufficient information to make the decision or more detailed advice may enable an approval rather than a refusal;
5. Consider whether otherwise unacceptable development proposals could be made acceptable through the use of planning conditions or planning obligations; and
6. Not refuse applications for development which should clearly be approved, having regard to its accordance with the development plan, the policies in this Framework and any other material considerations.
 
 
Unitary Development Plan (UDP)

The UDP has been superseded by the Core Strategy Development Plan, however, some policies have been saved and are still considered as part of the planning process. Policy DC1 for Residential Extensions is still considered of relevance and states that in determining planning applications for extensions to residential properties, the Council will have regard to:
o	the general character of the property, 
o	the effect upon the amenity of neighbouring occupiers, 

Extensions to residential properties will be allowed subject to compliance with other relevant policies of the Plan and the following criteria:

o	they are not excessively large or bulky (for example, resulting in structures which are not subservient to original houses or project out too far in front of the original buildings);
o	they do not create an undue loss of sunlight, daylight or privacy;
o	they are not out of character with the style of development in the area or the surrounding street scene by virtue of design, use of materials or constructional details;

Places for Everyone Greater Manchester Joint Development Plan (March 2024) Places for Everyone Joint Development Plan was published in March 2024 and has been produced by Greater Manchester Combined Authority to provide a long-term plan for jobs, new homes, and sustainable growth for nine of Greater Manchester's districts. 
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 significant weight in the planning balance. 
The Plan identifies the essential aspect of the efficient and effective use of land with the preference to be given to making as much use as possible of suitable previously developed brownfield land and vacant buildings when meeting development needs.

For reasons to be outlined below, it is considered the proposal accords with the principles of this policy document.

Issues 
Principle - the principle of varying the previously approved proposals for the erection of the single storey rear extension to provide additional living accommodation for a family dwellinghouse, is considered acceptable, given that many individuals prefer to extend and alter their homes to meet changing household needs rather than move. In some instances when the implementation stage presents itself, variations are sometimes desired or required. However, consideration must be given to the proposed variations impact on the siting, scale and massing, appearance and impact upon visual amenity, residential amenity, waste storage, and parking.

Siting, scale, and massing - the single storey extension would be sited at the rear of the property, facing north. It would project outwards off the existing single storey element of the dwellinghouse, and marginally further than the adjoining property at number 57 Broadhill Road which has also had the benefit of a large single storey rear extension. It was previously approved to be constructed with a mono-pitch roof which takes its lowest point to where it meets the adjoining properties extension. 
It previously extended up to the common boundary with the neighbouring property but would extend no further eastwards towards the next pair of semis identified as numbers 61 -63 Broadfield Road. The proposed change now squares the roof off to give a flat roof rather than a mono-pitch roof, however whilst it increases the lower part of the roof adjoining the eaves, it does not increase the height of the overall roof. In addition, the previously approved extension extended right up to the common boundary with number 57 Broadfield Road, however the proposed extension is now set off that common boundary somewhat leaving a small gap. 

It also introduces a roof lantern within the flat roof and also provides a small overhang over the patio doors to provide additional weatherproofing. 
The proposed changes are considered acceptable in terms of siting scale and massing, pursuant to policies DM1 and SP1 of the Manchester Core Strategy, particularly in these circumstances given the existing precedent for works of this scale within the surrounding area with an extension of similar dimensions constructed at the adjoining property number 57 Broadfield Road. 

Appearance and visual amenity - the submitted application form and plans indicate that the extension would be built of brickwork and Flat roof Pitch 1.40 degrees.  Flat roof system materiality with uPVC windows and doors. Its side elevations would remain blank with the absence of any fenestration, with windows overlooking the applicants own garden area only. The proposal is relatively standard in terms of its design and scale for developments of this type and would be in-keeping with the existing residential extensions in this vicinity. Sited at the rear of the property, the proposal would not be visible from within the street scene and public realm, only being readily viewed from the private spaces of the neighbouring properties. 

Moreover, its use of matching materials should provide a sympathetic appearance when viewed in the context of the host property, ensuring that the single storey addition does not form a prominent visual feature. It is therefore considered that the variation to the previously approved scheme would not result in a detrimental impact on the visual amenity of the property itself, or the area within which it is located. The design and appearance of the extension therefore accords with saved policy DC1 of the Unitary Development Plan for the City of Manchester, policies DM1 and SP1 of the Manchester Core Strategy and chapter 12 of the National Planning Policy Framework. 

Residential amenity - given that the proposed extension would be single storey, sited to the north of the host dwellinghouse, and the variations would result in slightly smaller dimensions similar to those of the existing extension at No.57 Broadhill Road, it is not considered that the proposal would have a detrimental impact upon the level of residential amenity currently enjoyed in terms of overshadowing, loss of light, or loss of outlook, nor should it introduce an overbearing presence into the area. Moreover, its blank side elevations still ensure that the privacy of neighbouring occupiers is not compromised as a result of the works. There would still be sufficient external amenity space retained post development for the occupants of number 59 Broadhill Road. The proposal therefore accords with saved policy DC1 of the Unitary Development Plan for the City of Manchester and policies DM1 and SP1 of the Manchester Core Strategy. 

Waste storage - the current waste storage arrangements would be unaffected by the proposal. 

Parking - the current parking arrangements would be unaffected by the proposal.


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
The variations as proposed to the previously approved scheme are considered acceptable in this location in terms of design, scale and massing and it is not considered that the proposal would create any undue loss of amenity to neighbouring occupiers, nor that of the present and future occupiers of the application site. The proposal therefore complies with polices DC1, DM1 and SP1.


Recommendation: Approve

1/ The development must be begun not later than the expiration of three years beginning with the date of planning permission 142091/FH/2025, that date being 2nd May 2025.
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 following drawings and documents:
Proposed Site Plan dated 1st May 2026
Proposed Variation in roof plan dated 1st May 2026
Proposed rear elevation dated 1st May 2026
Proposed eastern elevation dated 1st May 2026
Proposed western elevation dated 1st May 2026

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. 

3/ The materials to be used on the external surfaces of the extensions hereby permitted shall match those of the existing dwellinghouse in type, size, colour and texture including patching in and mortar and in accordance with the flat roof materials as shown on roof plan dated 1st May 2026

Reason - To ensure the appearance of the building to be extended is not adversely affected by the materials to be used in the construction of the extensions, pursuant to saved policy DC1 of the Unitary Development Plan for the City of Manchester and policies SP1 and DM1 of the Manchester Core Strategy. 

4/ Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2015 (or any order revoking and re-enacting that Order with or without modification) no windows or doors shall be inserted into the elevations of the extension hereby approved other than those shown on the approved drawings.

Reason - In the interest of residential amenity, pursuant to saved policy DC1 of the Unitary Development Plan for the City of Manchester (1995) and policy DM1 of Manchester's Local Development Framework: The Manchester Core Strategy (2012).
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