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Planning
Delegated Officer Report
Summary of application details
	Application reference:
	OTH-2026-001192

	Application type:
	Non-Material Amendment

	Proposal:
	Non-material amendment to planning permission 145358/FO/2026 to amend trigger points of conditions 7b and 7c (Ground Conditions), 15a (Public Realm and Landscaping), 17 (Surface Water Drainage), 26a (Plant Noise), 38 (Gibbon Street Detection Loops) and 39a (Highway Works), and attachment of new condition to allow for a phased development.

	Site address:
	Land Bounded By Metrolink Line To The North, Alan Turing Way To The East, Gibbon Street To The South, And Loverose Street To The West Manchester

	Ward(s):
	Ancoats & Beswick

	Date application valid:
	30 July 2026

	Applicant name:
	Manchester City Football Club

	Agent (if any):
	Mr John Cooper

	Case officer:
	Sam Elliott

	Recommendation:
	Approve

	Date of recommendation:
	10/08/2026



Description of site, building and/or area
This 0.63ha site is a construction compound for the North Stand expansion at the Etihad Stadium (136763). It is bounded by the Metrolink line, Alan Turing Way, Gibbon Street and Loverose Street. 

The site forms part of the Etihad Campus, with the Co-op Live Arena to the north, Medlock Square and the House of Sport to the west. A hotel forms part of the North Stand expansion. 

There are homes nearby and a mix of commercial and institutional uses including the Sport City retail park and the Velodrome.

The site is in Flood Zone 1 with a low probability of flooding. It is also within the Air Quality Management Area (AQMA).

Background

Planning application referenced 145358/FO/2026 was approved at committee on 12 June 2026 for a three-storey entertainment venue (Sui Generis) with a 600-person capacity, including associated infrastructure, access and servicing, management and public realm improvements, at the Etihad Campus.

Description of development
This application seeks a non-original amendment to application referenced 145358/FO/2026.

The objective is to amend the triggers to a number of conditions to facilitate enabling works (Conditions 7b and c, and 17); to change the point at which hard and soft landscaping details are considered (Condition 15); to alter the trigger for highways works to ‘prior to first occupation’ (Conditions 38 and 39a); and to remove redundant wording (Condition 26a) 

	7b/c
	B) Any addition mitigation agreed by part (a) of this planning condition shall be implemented prior to the commencement of any development at the site to ensure the land is made safe and stable for the development proposed.

c) Prior to the commencement of the 
development, a signed statement or 
declaration prepared by a suitably 
competent person confirming that the 
site is, or has been made, safe and 
stable for the approved development 
shall be submitted for approval in 
writing by the City Council, as Local 
Planning Authority. This document 
shall confirm the methods and 
findings of the intrusive site 
investigations and the completion of 
any remedial works and/or mitigation 
necessary to address the risks posed 
by past coal mining activity.  
	Any addition mitigation agreed by part (a) of this planning condition shall be implemented as part of the Enabling Phase pursuant to condition 45 attached to this Planning Permission to ensure the land is made safe and stable for the development proposed.

c) Prior to the commencement of the development, save for enabling phase pursuant to condition 45 attached to this Planning Permission, a signed 
statement or declaration prepared by a suitably competent person confirming that the site is, or has been made, safe and stable for the approved development shall be submitted for approval in writing by the City Council, as Local Planning 
Authority. This document shall confirm the methods and findings of the intrusive site investigations and the completion of any remedial works and/or mitigation necessary to address the risks posed by 
past coal mining activity.

	15a
	Notwithstanding the details of Condition 2 above, prior to commencement of the development hereby approved, the public realm and landscaping works (hard and soft) shall be submitted for approval by the City Council as Local Planning Authority. 

The details shall include: 

1. Details of the proposed hard landscape materials; 

2. Details of the materials, including natural stone or other high-quality materials to be used for the reinstatement of the pavements and for the areas between the pavement and the line of the proposed building; 

3. Details of the proposed soft landscaping, including species, size and planting specification. 

4. Details of the proposed street furniture including concrete planters, bollards, lighting columns, concrete blocks, timber posts and rail fences, including product specifications where relevant; 

5. Details of any external steps and handrails; A strategy providing details of constraints to further planting and details of on-going maintenance and management of all soft and hard landscaping on site. 

The development shall then proceed in accordance with the approved details.
	Notwithstanding the details of Condition 2 above, prior to commencement of above ground works, the public realm and landscaping works (hard and soft) shall be submitted for approval by the City Council as Local Planning Authority. 

The details shall include: 

1. Details of the proposed hard landscape materials; 

2. Details of the materials, including natural stone or other high-quality materials to be used for the reinstatement of the pavements and for the areas between the pavement and the line of the proposed building; 

3. Details of the proposed soft landscaping, including species, size and planting specification. 

4. Details of the proposed street furniture including concrete planters, bollards, lighting columns, concrete blocks, timber posts and rail fences, including product specifications where relevant; 

5. Details of any external steps and handrails; A strategy providing details of constraints to further planting and details of on-going maintenance and management of all soft and hard landscaping on site. 

The development shall then proceed in accordance with the approved details.

	17
	Prior to the commencement of the development hereby approved, a surface water drainage scheme for the development site, based on sustainable drainage principles, shall be submitted for approval in writing by the City Council, as Local Planning Authority. This shall include: 

- Details of the filter drain 
- Construction details of flow control and SuDS components. 

The development shall be constructed and completed in accordance with the approved details 
prior to the first occupation/use of the development.
	(a) Prior to the commencement of the enabling phase specified under Condition 45 of this Planning 
Permission, an Enabling Works/Construction Management Plan for the enabling phase specified 
under Condition 45 of this Planning Permission shall be submitted for approval in writing by the City Council, as Local Planning Authority. This shall 
provide details of surface water drainage management during this phase.

(b) Prior to the commencement of the development, save for enabling phase specified under Condition 45 of this Planning Permission, a surface water drainage scheme for the development site, based on sustainable drainage principles, shall be submitted for approval in writing by the City Council, as Local Planning Authority. This shall include: 

- Details of the filter drain 
- Construction details of flow control and SuDS components. 
The development shall be constructed and completed in accordance with the approved details prior to the first occupation/use of the development.

	26a
	a) Notwithstanding the details of condition 2 above, prior to the installation of any plant, servicing equipment or associated louvres, either a scheme that demonstrates that the external plant, servicing equipment or associated louvres will achieve a rating level of 5dB (LAeq) below the typical background (LA90) level in each octave band at the nearest noise sensitive location, or a scheme showing a method to acoustically treat/insulate the external plant, servicing equipment or associated louvres so as to achieve a rating level of 5dB (LAeq) below the typical background (LA90) level in each octave band at the nearest noise sensitive location, shall be submitted to and approved by the Local Planning Authority.
	a) Notwithstanding the details of condition 2 above, prior to the installation of any plant, servicing equipment or associated louvres, either a scheme that demonstrates that the external plant, servicing equipment or associated louvres will achieve a rating level of 5dB (LAeq) below the typical background (LA90) level at the nearest noise sensitive location, or a scheme showing a method to acoustically treat/insulate the external plant, servicing equipment or associated louvres so as to achieve a rating level of 5dB (LAeq) below the typical background (LA90) level at the nearest noise sensitive location, shall be submitted to and approved by the Local Planning Authority.

	38
	Prior to any above ground works, a scheme for the implementation of vehicular detection loops to Gibbon Street shall be submitted in writing to the City Council as Local Planning Authority. 

The approved scheme shall be implemented prior to the first use of the venue and remain in place and retained thereafter.
	Prior to the first occupation of the development hereby approved, a scheme for the implementation of vehicular detection loops to Gibbon Street shall be submitted in writing to the City Council as Local Planning Authority. 

The approved scheme shall be implemented prior to the first use of the venue and remain in place and retained thereafter.

	39a
	Prior to any above ground works, hereby approved, a scheme of highway works and details of footpaths reinstatement/public realm shall be submitted for approval to the City Council, as Local Planning Authority. This shall include the following: 

 resurfacing works along Gibbon Street 
 Footway improvement and reinstatement works around the perimeter of the application site, including material samples.

Details of materials to be used in the closure of the vehicular access and reconfiguration into pedestrian access and public realm.
	Prior to the first occupation of the development hereby approved, hereby approved, a scheme of highway works and details of footpaths reinstatement/public realm shall be submitted for approval to the City Council, as Local Planning Authority. This shall include the following: 

 resurfacing works along Gibbon Street 
 Footway improvement and reinstatement works around the perimeter of the application site, including material samples.

Details of materials to be used in the closure of the vehicular access and reconfiguration into pedestrian access and public realm.



The above changes would be supported by a new condition 45 to define the Enabling Phase and Construction Phase works:

In this permission, the following definitions are applicable: 

 Enabling Phase: to include site establishment – hoarding, accommodation, welfare, services investigations, protection, disconnections etc, any site clearance required, coal seam grouting, remediation, sitewide excavation to reduced levels, and stone up to construction / pile mat level, 

 Construction Phase: to include construction of the entertainment building including associated hard and soft landscaping, public realm and other associated works of the development.


Consultation, notification and publicity responses
Not applicable
Assessment
Enabling Works

The proposed phasing of the works would permit low level works for site establishment.

The proposed amendments to the Condition 7 would not remove the requirement to carry out a scheme of intrusive site investigations on site prior to the commencement of the development. Remediation would then be carried out as part of the enabling works phase.

Phasing Condition 17 would moreover not remove the obligation to consider flood risk measures during the enabling works phase, while allowing for a more detailed drainage scheme to be made following enabling works.

Landscaping

Landscaping would still be required to be considered prior to above ground works. This would ensure soft and hard landscaping are considered early on in the construction process and not be to the detriment of the scheme’s public realm contribution to the wider Campus.

Highways Works

Condition 38 was attached to mitigate the proposed venue’s impact on the road network. The proposed amendment to a ‘prior to first occupation’ trigger would not alter the requirement to have the Gibbon Street vehicular detection loops in place when patrons utilise the facility. 

Condition 39 was attached to ensure highway and public footpath reinstatement. The proposed amendment to the trigger would not remove this obligation. 

Redundant Wording

There would be no material issue with regards to the plant noise condition, as a noise impact assessment and verification report would still be required for submission and approval by the Local Planning Authority. 


On this basis of the above, the proposed changes are considered to be acceptable, provide flexibility for development and non-material in nature. The application is therefore recommended for approval.

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 proposed changes are considered to be acceptable, provide flexibility for development and non-material in nature. The application is therefore recommended for approval.

Recommendation: 
Approve

Approval Reasons

Reason 1: The proposed amendments relate to changes resulting from the applicant’s intention to introduce a phased approach and allow for an enabling works phase. 

Following an assessment of the details and plans submitted, it is confirmed that the proposed amendments are considered to be of a non-material nature and acceptable to the City Council as Local Planning Authority. The City Council is satisfied that the proposed changes will have no material impact upon the previously approved scheme and the works will not adversely affect visual or residential amenity within the area, have any unacceptable transport, land contamination or flooding impacts or will they have any significant material impact upon the overall quality of the development. 


	Conditions attached to this decision



Condition 7

a) Prior to the commencement of the development, (a) a scheme of intrusive site investigations shall be carried out on site (as detailed within Section 4 of the Coal Mining Risk Assessment Report (4490-02A, March 2026) produced by IGE Consulting Ltd) to establish any residual risk posed to the development by past coal mining activity and submitted for approval in writing by the City Council, as Local Planning Authority. This shall include details of any further remediation works and/or mitigation measures to address land instability arising from coal mining legacy, as may be necessary.

b) Any addition mitigation agreed by part (a) of this planning condition shall be implemented as part of the Enabling Phase pursuant to condition 45 attached to this Planning Permission to ensure the land is made safe and stable for the development proposed.

c) Prior to the commencement of the development, save for enabling phase pursuant to condition 45 attached to this Planning Permission, a signed statement or declaration prepared by a suitably competent person confirming that the site is, or has been made, safe and stable for the approved development shall be submitted for approval in writing by the City Council, as Local Planning Authority. This document shall confirm the methods and findings of the intrusive site investigations and the completion of any remedial works and/or mitigation necessary to address the risks posed by past coal mining activity.

Reason - To ensure that adequate information pertaining to ground conditions and coal mining legacy is available to enable appropriate remedial and mitigatory measures to be identified and carried out before building works commence on site. In the interest of establishing previous coal mining activity pursuant to policy DM1 of the Manchester Core Strategy (2012) and paragraphs 187, 196 & 197 of the National Planning Policy Framework.

Condition 15

a) Notwithstanding the details of Condition 2 above, prior to commencement of any above ground works, the public realm and landscaping works (hard and soft) shall be submitted for approval by the City Council as Local Planning Authority. 

The details shall include: 

I. Details of the proposed hard landscape materials; 

II. Details of the materials, including natural stone or other high-quality materials to be used for the reinstatement of the pavements and for the areas between the pavement and the line of the proposed building; 

III. Details of the proposed soft landscaping, including species, size and planting specification. 

IV. Details of the proposed street furniture including concrete planters, bollards, lighting columns, concrete blocks, timber posts and rail fences, including product specifications where relevant; 

V. Details of any external steps and handrails; A strategy providing details of constraints to further planting and details of on-going maintenance and management of all soft and hard landscaping on site. 
VI. A strategy providing details of constraints to further planting and details of on-going maintenance and management of all soft and hard landscaping on site.

The development shall then proceed in accordance with the approved details.

(b) The approved scheme shall be implemented prior to the first use of the development. 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. 

c) The boundary treatment shall be retained and maintained in situ thereafter and notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2015 (or any order revoking or re-enacting that Order with or without modification) no boundary treatment shall be erected on site, other than that shown on the approved plans. 

Reason - To ensure that a satisfactory landscaping scheme for the development and to secure appropriate wind mitigation pursuant to policies SP1, EN9 and DM1 of the Manchester Core Strategy (2012).

Condition 17

a) Prior to the commencement of the enabling phase specified under Condition 45 of this Planning Permission, an Enabling Works/Construction Management Plan for the enabling phase specified under Condition 45 of this Planning Permission shall be submitted for approval in writing by the City Council, as Local Planning Authority. This shall provide details of surface water drainage management during this phase.

(b) Prior to the commencement of the development, save for enabling phase specified under Condition 45 of this Planning Permission, a surface water drainage scheme for the development site, based on sustainable drainage principles, shall be submitted for approval in writing by the City Council, as Local Planning Authority. This shall include: 

- Details of the filter drain 
- Construction details of flow control and SuDS components. 

The development shall be constructed and completed in accordance with the approved details prior to the first occupation/use of the development.

Reason - To promote sustainable development, secure proper drainage and to manage the risk of flooding and pollution pursuant to Places for Everyone Policy JP S4, and policies EN08 and EN14 of the Manchester Core Strategy 2012.

Condition 26

a) Notwithstanding the details of condition 2 above, prior to the installation of any plant, servicing equipment or associated louvres, either a scheme that demonstrates that the external plant, servicing equipment or associated louvres will achieve a rating level of 5dB (LAeq) below the typical background (LA90) level at the nearest noise sensitive location, or a scheme showing a method to acoustically treat/insulate the external plant, servicing equipment or associated louvres so as to achieve a rating level of 5dB (LAeq) below the typical background (LA90) level at the nearest noise sensitive location, shall be submitted to and approved by the Local Planning Authority.

b) Prior to the first use of any plant, servicing equipment or associated louvres a verification report, which will include post-completion testing, shall be submitted to and approved in writing by the City Council, as Local Planning Authority to validate that the plant, servicing equipment or associated louvres achieve a rating level of 5dB (LAeq) below the typical background (LA90) level at the nearest noise sensitive location. 

c) In the event of non-conformity with a rating level of 5dB (LAeq) below the typical background (LA90) level in each octave band, then any measures/changes required to achieve conformity shall be carried out. Any required measures/changes and verification shall continue until conformity has been achieved and agreed in writing by the City Council, as Local Planning Authority, before operation of the plant, servicing equipment or associated louvres can commence. 

Reason - To minimise the impact of the development and to prevent a general increase in pre-existing background noise levels around the site. Pursuant to Places for Everyone Policy JP-P1; as well as policies SP1 and DM1 of the Core Strategy and saved policy DC26 of the UDP.

Condition 38

Prior to the first occupation of the development hereby approved, a scheme for the implementation of vehicular detection loops to Gibbon Street shall be submitted in writing to the City Council as Local Planning Authority. 

The approved scheme shall be implemented prior to the first use of the venue and remain in place and retained thereafter.

Reason - To ensure safe access to the development site in the interest of pedestrian and highway safety pursuant to policies SP1, EN1 and DM1 of the Manchester Core Strategy (2012).


Condition 39

a) Prior to the first occupation of the development hereby approved, hereby approved, a scheme of highway works and details of footpaths reinstatement/public realm shall be submitted for approval to the City Council, as Local Planning Authority. This shall include the following: 

· resurfacing works along Gibbon Street 
· Footway improvement and reinstatement works around the perimeter of the application site, including material samples.
· Details of materials to be used in the closure of the vehicular access and reconfiguration into pedestrian access and public realm.

b) Prior to the first occupation of the development hereby approved, a verification report, which will include photographic evidence and highway approval/completion notices (where relevant) shall be implemented as part of the development and be in place prior to the first occupation of the development and thereafter retained and maintained. 

c) In the event of non-conformity, where the highway works have not been carried out and/or to relevant standards, then any measures/changes required to achieve conformity shall be carried out. Any required measures/changes and verification shall continue until conformity has been achieved and agreed in writing by the Local Planning Authority, before first occupation of the development. 

Reason - To ensure safe access to the development site in the interest of pedestrian and highway safety pursuant to policies SP1, EN1 and DM1 of the Manchester Core Strategy (2012).


Condition 45

In this permission, the following definitions are applicable: 

 Enabling Phase: to include site establishment – hoarding, accommodation, welfare, services investigations, protection, disconnections etc, any site clearance required, coal seam grouting, remediation, sitewide excavation to reduced levels, and stone up to construction / pile mat level, 

 Construction Phase: to include construction of the entertainment building including associated hard and soft landscaping, public realm and other associated works of the development.

Reason - To clarify the various phases of the development pursuant to policies SP1 and DM1 of the Manchester Core Strategy (2012).
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