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Planning
Delegated Officer Report
Summary of application details
	Application reference:
	OTH-2026-000755

	Application type:
	Non-Material Amendment

	Proposal:
	Non-Material Amendment to Planning Permission 144282/VO/2025 to allow omission of colonnade from pavilion building and substitution of hard landscaping changes, increased PV array, elevational alterations including alterations to bin store.

	Site address:
	Wythenshawe Park Sport Ground Wythenshawe Road Manchester M23 0AB

	Ward(s):
	Brooklands

	Date application valid:
	06 July 2026

	Applicant name:
	Manchester City Council

	Agent (if any):
	Lynsay Ewart

	Case officer:
	Steven Mccoombe

	Recommendation:
	Approve

	Date of recommendation:
	13 July 2026



Description of site, building and/or area
The application site is located within the western portion of Wythenshawe Park and is split into two areas including the existing playing field to the north of Baguley Brook, which is bounded by woodland to the north, east and west, residential development to the west, and by existing baseball pitches to the south. A separate roughly triangular parcel of land is included within the application site to the south of Baguley Brook for BNG.

The land to the north is occupied by athletics track, a tarmacadam car park with a single storey building that is used as a weightlifting facility, and two recently constructed cycle tracks – a pump track and a learn to ride area, and areas of amenity grassland. Located centrally between the athletics track and the cycling facilities is a single storey modular changing block, and a series of storage containers. The parcel of land to the south of the brook comprises disused sports pitches.

Access to the playing field to the north is via a single-way vehicle route from the north off Wythenshawe Road.
Description of development
Non-material amendments are sought to planning permission referenced 144282/VO/2025 for the reconfiguration of existing playing fields and recreational facilities, including the provision of two artificial grass pitches (AGPs) and one multi-use games area (MUGA); the construction of a pavilion containing changing and shower facilities, a café, cycle hub, GP clinic, Innerva Suite and community rooms (Use Classes E and F2); the widening of the existing vehicular access and creation of a new pedestrian access; the demolition of the existing weightlifting facility; the reconfiguration of the existing car park; the installation of new fencing and floodlighting; landscaping and biodiversity net gain (BNG) enhancements; a substation; and associated ancillary works.

The proposed amendments are considered minor in nature and reflect technical design development and construction requirements and include the omission of the colonnade from the pavilion building, the switching of hard landscaping materials, including the replacement of the approved permeable resin-bound gravel adjacent to the running track with permeable bitmac, the substitution of Kellen surfacing around the pavilion with Marshall’s concrete paving slabs and the introduction of a bitmac apron between the running track gates and the car park to facilitate vehicle access. 

In addition, minor amendments to roof-mounted plant and associated screening are proposed with the photovoltaic array increased, along with a revised ramp and step arrangement to the north-east corner of the pavilion building adjacent to the car park and changes to the bin storage area.
Assessment
The proposed amendments are considered non-material as they do not result in any significant changes to the nature, scale, appearance, function, or environmental impacts of the approved development. The development remains substantially the same as that originally permitted and none of the amendments give rise to new planning considerations or materially alter the conclusions of the original planning assessment.

The omission of the colonnade does not alter the overall form, use, scale, or architectural quality of the pavilion building. The building retains its approved design concept and visual appearance and no adverse impacts on amenity, accessibility, or functionality arise as a consequence of this change.

The revisions to the hard landscaping materials represent substitutions of comparable surface treatments rather than a fundamental redesign of the external environment and do not materially affect the character, appearance, usability, or quality of the public realm. Similarly, the introduction of a bitmac apron between the running track gates and car park is a minor operational requirement to facilitate vehicle access and does not affect the overall design approach.

The proposed amendments would result in a slight reduction in impermeable surface area through the omission of the colonnade and the introduction of additional permeable surfacing. As a result, surface water runoff and storage requirements are marginally reduced. Whilst the approved SuDS strategy and drainage arrangements remain unchanged the change would not give rise to any additional flood risk or drainage concerns.

The amendments to the roof plant, screening and photovoltaic array are. The increased photovoltaic provision enhances the sustainability credentials of the development without materially affecting the building's appearance.

The revised ramp and step arrangement maintains inclusive access and does not adversely affect accessibility, circulation or the operation of the site. Similarly, the minor revisions to the bin store layout do not alter the approved servicing arrangements. Detailed bin storage requirements would be secured through the discharge of the appropriate planning condition.

On balance, the proposed development remains substantially as approved and the changes are therefore considered non-material in nature, with the proposal still aligning with overarching development plan policy and associated planning guidance. 

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
	Reasons for approval

Following an assessment of the details submitted, the proposed amendments are considered to be of a non-material nature and acceptable to the City Council as the Local Planning Authority. The City Council is satisfied that the proposed changes will not result in any significant or material alteration to the host planning permission.
	
	






	Conditions attached to this decision
	
	





2) The development hereby approved shall be carried out in accordance with the following drawings and documents:

Site Location Plan (OS Tile) 118165-NPS-ZZ-RF-D-A-0802 1:5000 A3 P05

Proposed Site Plan G-208872 02 

M3851-PA-01-V02 Biodiversity Enhancement Plan

1QPM-DR-C-910 rev P01 Vehicle Swept Path Analysis Refuse Lorry - Option 

QPM-DR-C-912 rev P01 Vehicle Swept Path Analysis Fire Truck (And Ambulance)

Received by the City Council as Local Planning Authority on 16 October 2025.

Proposed GA Building Elevations 118165 NPS ZZ XX D A 0600 rev P13

Proposed GA Site Plan 118165 NPS ZZ 00 D A 0803 rev P13

Proposed GA Level 00 Floor Plan 118165 NPS ZZ 00 D A 0300 rev P18

Proposed GA Roof Plan 118165 NPS ZZ 01 D A 0305 rev P12

Proposed Full Site Sections 118165 NPS ZZ XX D A 0201 rev C01

Proposed Detailed Site Sections 118165 NPS ZZ XX D A 0202 rev C01

Landscape Layout M3851-PA-01-V08

Received by the City Council as Local Planning Authority on 22 June 2026.

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

28)The hard and soft landscaping scheme incorporating replacement tree planting shown on drawing referenced Landscape Layout M3851-PA-01-V08 received by the City Council as Local Planning Authority on 22 June 2026 shall be implemented in accordance with any timing/phasing arrangements approved or within the first planting season following first occupation of the development hereby approved. If within a period of 5 years from the date of the planting of any tree or shrub, that tree or shrub or any tree or shrub planted in replacement for it, is removed, uprooted or destroyed or dies, or becomes, in the opinion of the local planning authority, seriously damaged or defective, another tree or shrub of the same species and size as that originally planted shall be planted at the same place.

Reason - To ensure that a satisfactory landscaping scheme for the development is carried out that respects the character and visual amenities of the area, in accordance with policies SP1 and DM1 of the Manchester Core Strategy.
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