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Planning
Delegated Officer Report
Summary of application details
	Application reference:
	PLA-2026-001084

	Application type:
	Removal/variation of conditions

	Proposal:
	City Council Development for Variation of condition 2 (Approved Drawings and Documents) and 7 (Materials) attached to 131345/VO/2021, as amended by 137637/NMC/2023 to agree amendments to approved details of bridge.

	Site address:
	Ashton Canal Towpath Manchester M4 6DH

	Ward(s):
	Ancoats & Beswick

	Date application valid:
	27 July 2026

	Applicant name:
	MCC Major Projects

	Agent (if any):
	Michael Percival

	Case officer:
	Ciara Gettinby

	Recommendation:
	Approve

	Date of recommendation:
	17 September 2026



Description of site, building and/or area
The application site is located on Ashton Canal in New Islington which is a neighbourhood of Manchester City Centre. The site is located in the Regional Centre where there is a strategy in place to improve connectivity around the area and links to the City Centre. The site is located north-west of the New Islington Metrolink Stop and therefore north of Pollard Street. The surrounding area is dominated by high density mixed-use residential neighbourhoods that extend along the canal corridors. 

Description of development
The current application seeks the variation of condition 2 (Approved Drawings and Documents) and 7 (Materials) attached to 131345/VO/2021, as amended by 137637/NMC/2023 allow for material changes to:

The resin towpath steps: resin is to be used instead of the previously approved natural stone; the resin would colour match the existing natural stone located at the bottom of the steps. 

Alterations to the northern ramp wall: insert a metal cover to the top of the wall and insert a metal artwork panel at the base of the wall to enhance the overall appearance of the ramp face. 

Infill the gap between the lock and planters with lime mortar in the previously agreed ‘Crofton’ colour to a depth of approximately 50mm to prevent vegetation growth and improve overall visual amenity.

Alterations to the mooring ring, to be replaced with a bollard to meet operational requirements. 

The scheme of 131345/VO/2021 granted the permission for the construction of a new walking and cycling bridge crossing the Ashton Canal and delivery of new ramped access on the Ashton Canal towpath, including earthworks, landscaping and other associated works. The scheme was amended by application ref, 137637/NMC/2023, to amend condition 2 (Specified Plans) to alter the end of the handrail of the bridge. 

Consultation, notification and publicity responses
Consultations
Canal & River Trust- no comments or objections. 

Notifications and publicity
A site notice was displayed adjacent to the site. No representations have been received. 

Relevant policies
The following policies are considered relevant in the consideration of this application:

Unitary Development Plan (UDP)- The UDP has been superseded by the Core Strategy Development Plan, but certain policies are still considered of relevance:

-Policy DC26

The Manchester Core Strategy- Development Plan Document 2012- 2027 (The Core Strategy) was adopted by the City Council on the 11th of July 2012, it is a key document for the local plan which provides a framework that planning applications are assessed against. 

Policy DM1- Development Management 
Policy SP1- Spatial Principles
Policy EN1- Design Principles and Strategic Character Areas 
Policy EN3- Heritage 
PolicyEN8- Adaption to Climate Change
PolicyEN9- Green Infrastructure
Policy EN14-Flood Risk
Policy EN15-Biodiveristy and Geological Conservation
Policy EN16-Air Quality
Policy EN17-Water Quality 
Policy EN18-Contaminsated Land and Ground Stability 
Policy EN19-Waste
Policy CC5-Transport
Policy CC8- Change and Renewal 
Policy CC9- Design and Heritage 
Policy CC10- A Place for Everyone
Policy EC1-Employment and Economic Growth in Manchester
Policy EC3-The Regional Centre 
PolicyEC5-East Manchester
Policy T1-Sustainable Transport
Policy T2- Accessible areas of opportunity and need 

Ancoats and New Islington NDF

Eastlands Update

Other Legislative Requirements Planning (Listed Buildings and Conservation Areas) Act 1990 

Section 66 – For development which affects a listed building or its setting, the local planning authority shall have special regard to the desirability of preserving the building or its setting. 

Section 72- Special attention shall be paid to the desirability of preserving or enhancing the character of appearance of that area. 

Assessment
Principle 
It is noted that the proposed amendments would deliver benefits to the wider public through the construction of a new walking and cycling bridge crossing the Ashton Canal. On this basis, the principle of the external amendments is supported. 

Impact on the Visual Amenity
The applicant has provided a heritage statement, a detailed design and access statement and structural report which examines the current condition and impact of the proposal on the significance of the listed structure and its setting. Detailed consideration of the works and the wider historic environment is considered within planning application 131346/LO/2021 and 131345/VO/2021. 

The resin towpath steps would not be a high quality material that was previously granted under the previous consent.  The public benefits of the scheme were on the basis of the high quality scheme that was presented.  The proposed resin appears as a modern material and not as high quality as that previously approved.  The public benefits therefore have reduced but only marginally.  

The insertion of the metal cover and artwork are considered to positively contribute to the visual amenity of the site.

The use of the lime mortar would prevent any damage from vegetation. 

The insertion of the bollard is considered to result in operational benefits to the users of the lock and therefore would contribute positively towards the site. 

There have been no objections received to the application and the overall changes are not considered to impact the Lock and its setting any further than the originally approved scheme. This is considered in detail in the report of 313145/VO/2021. The public benefits have however change but not to the amount which prevent them outweigh the overall harm of the scheme.  

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.

	Article 35 Declaration
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 application.



Recommendation: Approve

	Conditions attached to this decision

1. The development must be begun not later than the 5 November 2024. Reason - Required to be imposed pursuant to Section 18 of the Planning (Listed Buildings and Conservation Areas) Act 1990.

2. SPL

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

Site Location Plan - ICB-HBA-ZZ-XX-DR-A-PL20-0001
General Arrangement Plan -Sections -ICB-HBA-00-00-DR-A-24-0400 REV P3
Step Wall Section - Existing Northern Step Wall - ICB-HBA-00-00-DR-A-24-0401 REV P3
Step Wall Section - Existing Southern Step Wall - ICB-HBA-00-00-DR-A-24-0402 REV P3
Ramp Section - Northeast Ramp - ICB-HBA-00-00-DR-A-24-0403 REV P3
Bridge Section - Section -ICB-HBA-00-00-DR-A-24-0404 REV P3
Handrail Detail 02 - Fixing to Concrete Ramp wall - ICB-HBA-00-00-DR-A-34-0401 REV P3
Handrail Detail - Feature Balustrade junction with guardrail to docking area steps - ICB-HBA-00-00-DR-A34-0402 REV P3
Handrail Detail - Feature Balustrade handrail ends on NW ramp - ICB-HBA-00-00-DR-A34-0403 REV P4 Handrail Detail - Feature Balustrade handrail ends on SE - ICB-HBA-00-00-DR-A-34-0404 REV P2
Handrail Detail - Feature Balustrade to existing lock wall - ICB-HBA-00-00-DR-A-34-0405 REV P3
Railing Detail - Rimini Fences to South Abutment -ICB-HBA-00-00-DR-A-34-0406 REV P1
Railing Detail - Rimini Fences to Existing Bridge - ICB-HBA-00-00-DR-A-34-0407 REV P1
Balustrade Detail 01a - Cross section of proposed feature balustrade design to lock wall - ICB-HBA-00-00-DR-A-34-0409 REV P1
Balustrade Detail 01a - Cross section of proposed feature balustrade design to typical ramp - ICB-HBA-00-00-DR-A-34-0410 REV P3
Balustrade Detail 01b - Cross section of proposed Feature balustrade design to bridge - ICB-HBA-00-00-DR-A-34-0411 REV P4
Cross section of proposed docking landing guarding - ICBHBA-00-00-DR-A-34-0412 REV P4
Balustrade Detail 02b - Cross section of proposed docking stair - ICBHBA-00-00-DR-A-34-0413 REV P3
Feature balustrade BAL 01B to Bridge areas Typical details - ICB-HBA-00-00-DR-A-34-0415 REV P5
Balustrade BAL 02 Mooring Area Steps Typical details - ICB-HBA-00-00-DR-A-34-0416 REV P3
Balustrade BAL 02 to stair landing areas Typical details - ICB-HBA-00-00-DR-A-34-0417 REV P2
Plan Detail of typical wired balustrade arrangement through baseplate - ICB-HBA-00-00-DR-A-34-0419 REV P1
Bridge and Ramp concrete relief detail - ICB-HBA-00-00-DR-A-42-0400 REV P2
North abutment closure flashings-ICB-HBA-00-00-DRA-42-0401 REV P2
South abutment closure flashing - ICB-HBA-00-00-DR-A-42-0402 REV P2
Landscape GA - proposed Northeast Planter detail -ICB-HBA-00-00-DR-A-43-0103 REV P3
Landscape GA - Proposed Southeast Planter detail - ICB-HBA-00-00-DR-A-43-0103 REV P3;
Typical landscape finishes type - ICB-HBA-00-00-DR-A-43-0104 REV P1
Deck Detail 01 - Proposed surface finish to RC ramp inc. interface with balustrade and drain - ICB-HBA-00-00-DR-A-43-0400 REV P2
Deck Detail 02 Proposed surface finish to steel bridge inc. interface with balustrade and drain- ICB-HBA-00-00-DR-A-43-0401 REV P4
ICB-HBA-Material Sample Tracker; Ramp Section - Chips building elevation
ICB-HBA-XX-XX-DR-A-24-0405 Rev P2;
Design and access statement
Bat Survey Report

Received by the City Council as the Local Planning Authority on the 21 July 2023.

 Landscape GA - Finishes at Bridge & ramp - ICB-HBA-00-00-DR-A-43-0100 REV C2
 Landscape GA - Finishes at Canal Towpath Level - ICB-HBA-00-00-DR-A-43-0101 REV C1
Bridge & ramp concrete relief - extent & scope - ICB-HBA-00-00-DR-A-42-0100 REV C1
General Arrangement - Stair to mooring area - ICB HBA-00-00-DR-A-34-0418 REV C1
Feature Balustrade BAL 01 to Ramped areas Typical details - ICB-HBA-00-00-DR-A-34 0414 REV C2
Balustrade types allocation plan- ICB-HBA-00-00-DR-A-34-0100 REV C2
Handrail Detail 01 featuring balustrade typical Handrail Section and Lighting - ICB-HBA-00-00-DR-A-34-0400 REV C1
Concrete Ramp Wall Elevation- ICB-HBA-00-00-DR-A-42-0100 Rev C1
ICB-HBA-Material Sample Tracker dated 15th of October 2025

Received by City Council as the Local Planning Authority on the 7 July 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. CMP
The development hereby approved shall only be implemented in accordance with the details contained within Construction Management Plan - CMP - Rev 04 received by the City Council, as Local Planning Authority, on the 27 September 2024, as agreed as part of condition discharge application referenced CDN/24/0916.

Reason - To safeguard the amenities of nearby residents and highway safety, pursuant to policies SP1, EN9, EN19 and DM1 of the Manchester Core Strategy (July 2012).





4. Drainage 
The development hereby approved shall be implemented in accordance with the details contained within the following documents - Information Michael Percival 651-279-022 Rev B received on the 30 October, - Information Michael Percival SWD Stage 3, Drainage Licence and SWD review completion letter Received on the 31 October - Information Michael Percival CRTR Plan 2024 42778 received on the 5 November 2024, as agreed as part of condition discharge application referenced CDN/24/0916.

Reason - To prevent the increased risk of flooding, to improve and protect water quality and ensure future maintenance of the surface water drainage system pursuant to policy EN17 of the Manchester Core Strategy (2012).

5. Ground Conditions 
The development hereby approved shall be implemented in accordance with the details contained within the submitted Soil regime testing document received by the City Council, as Local Planning Authority, on the 11 July 2023 - Piling Layout (Ref. 651-729-013 Rev P1); Pile Caps (Sheet 1 of 2) (Ref. 651-279-014 Rev P2); Pile Caps (Sheet 2 of 2) (Ref. 651-279-015 Rev P2); and Geotechnical Site Investigation and Interpretative Report received by the City Council, as Local Planning Authority, on the 10 January 2023 as agreed as part of condition discharge application referenced CDN/23/0011.

Part (a) of this planning condition is formally discharged. In order to discharge this condition in full, part (b) needs to be formally discharged.

b) When the development commences, the development shall be carried out in accordance with the previously agreed Remediation Strategy and a Completion/Verification Report shall be submitted to and approved in writing by the City Council as local planning authority. In the event that ground contamination, groundwater contamination and/or ground gas, not previously identified, are found to be present on the site at any time before the development is occupied, then development shall cease and/or the development shall not be occupied until, a report outlining what measures, if any, are required to remediate the land (the Revised Remediation Strategy) is submitted to and approved in writing by the City Council as local planning authority and the development shall be carried out in accordance with the Revised Remediation Strategy, which shall take precedence over any Remediation Strategy or earlier Revised Remediation Strategy.

Reason - To ensure that the presence of or the potential for any contaminated land and/or groundwater is detected and appropriate remedial action is taken in the interests of public safety, pursuant to policies DM1 and EN18 of the Core Strategy.

6. Environmental Plan

The development hereby approved shall be implemented in accordance with the details contained within the Construction Management Plan - CMP - Rev 04 received by the City Council, as Local Planning Authority, on the 27 September 2024, as agreed as part of condition discharge application referenced CDN/24/0916.

Reason - In the interest of minimising the impact on the Site of Biological Importance pursuant to policy EN15 of the Manchester Core Strategy (2015)

7. Materials
The development shall be carried out in accordance with the following documents:

ICB-HBA-00-00-DR A-24-0401 Rev P3,
ICB-HBA-00-00-DR-A-24-0402 Rev P3,
ICBHBA-00-00-DR-A-24-0404 Rev P3,
ICB-HBA-00-00-DR-A-34-0411 Rev P4,
ICB-HBA00-00-DR-A-34-0415 Rev P5,
ICB-HBA-00-00-DR-A 42-0401 Rev P2
ICB-HBA-00- 00-DR-A-43-0401 Rev P4
Material Schedule (reference ICB-HBA-Material Sample Tracker 251015 dated 15/10/2025).  

Received by the City Council, as Local Planning Authority on the 22 May 2023 and discharged under CDN/23/0011.

ICB-HBA-00-00-DR-A-42-0100 Rev P4
ICB-HBA-XX-XX-DR-A-24-0405 Rev P1

Received by the City Council, as Local Planning Authority, on the 12 May 2023 and discharged under CDN/23/0011.

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 Core Strategy.


8. Landscaping 

The development hereby approved shall be implemented in accordance with the details contained within the following information,  - ICB-PLA-00-00-DR-L-0001 Rev P01, ICB-PLA-00-00-DR-L-2000 Rev P01, ICB-PLA-00-00-DR-L-2001 Rev P02, ICB-PLA-00-00-DR-L-6000 Rev P02, ICB-HBA-00-00-DR-A-43-0102 Rev P3, ICB-HBA-00-00-DR-A-43-0103 Rev P3, ICB-HBA-00-00-DR-A-43-0101 Rev P5 and ICB-HBA-00-00-DR-A-43-0104 Rev P1 received by the City Council, as Local Planning Authority, on the 10 January 2023 - ICB-HBA-00-00-DR-A-42-0100 Rev P4 received by the City Council, as Local Planning Authority, on the 12 May 2023 as agreed as part of condition discharge application referenced CDN/23/0011.

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, EN9 and DM1 of the Core Strategy.

9. Lighting 
he development hereby approved shall be implemented in accordance with the details contained within the Schedule of Public Realm Lighting Equipment (Ref. 1226-ACB-PR-SH-001) - Proposed Lighting Layout Bridge & Ramp Level (Ref. 1226-ACB-PR-DR-001) - Proposed Lighting Layout Canal Towpath Level (Ref. 1226-ACB-PR-DR-002) - Electrical Requirements Ramp and Bridge Level 1 of 2 (Ref. 2022-101/E/201 Rev P01) - Electrical Requirements Canal Towpath Level 2 of 2 (Ref. 2022-101/E/201 Rev P01) received by the City Council, as Local Planning Authority, on the 27 September 2024 as agreed as part of condition discharge application referenced CDN/24/0916.

Reason - In the interests of amenity, crime reduction and the personal safety of those using and ensure that lighting is installed which is sensitive to the bat environment the proposed development in order to comply with the requirements of policies SP1 and DM1 of the Core Strategy.
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