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Planning
Delegated Officer Report
Summary of application details
	Application reference:
	OTH-2026-001824

	Application type:
	Non-Material Amendment

	Proposal:
	Non-Material Amendment to planning permission 144282/VO/2025 to allow for an amendment to the trigger for the submission of details required by Condition 40 (athletics track resurfacing), from prior to commencement of development to prior to first use

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

	Ward(s):
	Brooklands

	Date application valid:
	30 September 2026

	Applicant name:
	Manchester City Council 

	Agent (if any):
	Lynsay Ewart 

	Case officer:
	Steven Mccoombe

	Recommendation:
	Approve

	Date of recommendation:
	19 October 2026



Description of site, building and/or area
The application site comprises Wythenshawe Sports Ground, located within the western part of Wythenshawe Park, and is divided into two distinct areas separated by Baguley Brook.

The northern section contains the existing sports facilities, including an athletics track, car park, weightlifting facility, cycle tracks, pump track, learn-to-ride area, changing block, storage containers, and areas of grassland. This area is enclosed by woodland on three sides, with residential properties to the west and baseball pitches to the south. Vehicular access is provided via a one-way route from Wythenshawe Road.

The southern section comprises a triangular parcel of land containing disused sports pitches.

The site lies within a large area of open parkland characterised by woodland, grassland and meadows. Nearby heritage assets include the Grade II listed Wythenshawe Park and Gardens and four Grade II listed structures within the park: Wythenshawe Hall, its north lodge, a former stables block, and the Oliver Cromwell statue. Adjacent woodlands, including Gib Lane Wood and Nan Nook Wood, are designated as Sites of Special Biological Interest. The surrounding area is predominantly residential in character.




Description of development

The application seeks to vary the trigger for compliance with Condition 40, relating to the re-surfacing of the athletics track associated with planning permission referenced 144282/VO/2025 which allowed for City Council Development for the reconfiguration of the existing playing field and recreational facilities to provide 2x AGPs, 1x MUGA; construction of a pavilion comprising shower and change facilities, a cafe, cycle hub, and a GP clinic with Innerva Suite and community rooms (use class F2 and E(b)(d)(e)); widening of vehicular access and creation of pedestrian access; demolition of the existing weightlifting facility, reconfiguration of the existing car parking area; erection of new fencing and floodlighting; landscaping and BNG provision; a substation; and, other associated works.

Condition 40 is currently required to be discharged prior to the commencement of development. However, the appointed Artificial Grass Pitch (AGP) contractor will not be in place before development commences, with demolition of the existing weightlifting gym and associated enabling works scheduled to begin in October 2026.

As the AGP contractor will be responsible for providing the detailed programme and timetable for the track resurfacing works, together with the associated management and maintenance arrangements, the necessary information is not available at this stage. The applicant considers that requiring discharge of the condition prior to commencement would therefore be impractical.

The proposed amendment would revise Condition 40 from a pre-commencement requirement to a pre-use requirement. This would ensure that all necessary information is informed by the appointed contractor and submitted at the appropriate stage, whilst still securing the delivery, management and maintenance of the athletics track before the development is brought into use. The amendment would not alter the scope or intent of the condition but would provide a more realistic and deliverable mechanism for compliance.

Relevant planning history
144282/VO/2025

City Council Development - Reconfiguration of existing playing field and recreational facilities to provide 2x AGPs, 1x MUGA; construction of a pavilion comprising shower and change facilities, a cafe, cycle hub, and a GP clinic with Innerva Suite and community rooms (use class F2 and 
E(b)(d)(e)); widening of vehicular access and creation of pedestrian access; demolition of the existing weightlifting facility, reconfiguration of the existing car parking area; erection of new fencing and floodlighting; landscaping and BNG provision; a substation; and, other associated 
works. Approved 19 December 2025.
Consultation, notification and publicity responses
Sport England – England Athletics do not object to the condition wording amendment as set out, and therefore Sport England have no objection.

Relevant policies

Local Development Framework  

The Development Plan consists of:  

- The Manchester Core Strategy (2012);  
- Saved policies of the Unitary Development Plan for the City of Manchester (1995); 
and 
- Places for Everyone Joint Development Plan. 

The principal document within the framework is the Manchester Core Strategy which 
sets out the spatial vision for the City and includes strategic policies for development 
during the period 2012 – 2027.  

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

The following policies within the Core Strategy are considered relevant: 

Policy SP1 (Spatial Principles) - refers to the key spatial principles which will guide the strategic development of Manchester together with core development principles. 

It is stated that developments in all parts of the city should create well designed places which enhance or create character, make a positive contribution to the health, safety and well-being of residents, consider the needs of all members of the community and protect and enhance the built environment. Further, development should seek to minimise emissions, ensure the efficient use of natural resources, reuse previously developed land wherever possible, improve access to jobs, services and open space and provide good access to sustainable transport provision. 

Policy DM1 (Development Management) - states that new development should have regard to more specific issues for which more detailed guidance may be given within supplementary planning documents.  Issues include: the appropriate siting and appearance of development, the impact upon the surrounding area, the effects on amenity, accessibility, community safety and crime prevention, health, the adequacy of internal accommodation and amenity space and refuse storage/collection. 

Policy EN1 (Design Principles and Strategic Character Areas) - All development in Manchester will be expected to follow the seven principles of urban design, as identified in national planning guidance and listed above and have regard to the strategic character area in which the development is located. Opportunities for good design to enhance the overall image of the city should be fully realised, particularly on major radial and orbital road and rail routes. 

Policy EN3 (Heritage) - states that new developments must preserve or enhance the  character and setting of areas and buildings of acknowledged importance. 

Policy EN4 (Reducing CO2 Emissions by Enabling Low and Zero Carbon Development) - states that wherever possible new development and retrofit projects, including energy generation plant, must be located and designed in a manner that allows advantage to be taken of opportunities for low and zero carbon energy supplies. 

Policy EN8 (Adaption to Climate Change) requires that developments are adaptable to climate change in terms of design, layout, siting and function of buildings and external spaces. 

Policy EN9 (Green Infrastructure) - New development will be expected to maintain existing green infrastructure in terms of its quantity, quality and multiple function. Where the opportunity arises and in with current Green Infrastructure Strategies the Council will encourage developers to enhance the quality and quantity of green infrastructure, improve the performance of its functions and create and improve linkages to and between areas of green infrastructure. Where the benefits of a proposed development are considered to outweigh the loss of an existing element of green infrastructure, the developer will be required to demonstrate how this loss will be mitigated in terms of quantity, quality, function and future management. 

Policy EN10 (Safeguarding Open Space, Sport and Recreation Facilities) - The Council will seek to retain and improve existing open spaces, sport and recreation facilities and provide a network of diverse, multi-functional open spaces. Proposals on existing open spaces and sport and recreation facilities will only be permitted where equivalent replacement space will be provided in the local area or the site has been demonstrated to be surplus.  

Policy EN12 – Area priorities for Open Space, Sport and Recreation Facilities – sets out the priorities for open space in each of the five key areas of the city, including that development involving open space, sport and recreation facilities in the south area should enhance the quality of existing provision and use opportunities to address deficiencies. 

Policy EN4 (Reducing CO2 Emissions by Enabling Low and Zero Carbon Development) - concerns reducing CO2 emissions and states that where possible, new development and retrofit projects must be located and designed in a manner that allows advantage to be taken of opportunities for low and zero carbon energy supplies. The use of building materials with low embodies carbon in new development and refurbishment schemes is also sought.  

Policy EN14 (Flood Risk) – refers to flood risk and amongst other issues states that all new development should minimise surface water run-off, including through Sustainable Drainage Systems (SUDS) and the appropriate use of green infrastructure. 

Policy EN15 (Biodiversity and Geological Conservation) - states that new development will be expected to identify and implement reasonable opportunities to enhance, restore or create new biodiversity. 

Policy EN16 (Air Quality) – states that the Council will seek to improve the air quality within Manchester, and particularly within Air Quality Management Areas, located along Manchester’s principal traffic routes. Developers will be expected to take measures to minimise and mitigate the local impact of emissions from traffic generated by the development, as well as emissions created by the use of the development itself. 

Policy EN17 (Water Quality) states that developments should minimise surface water run-off and minimise ground contamination into the watercourse construction.   

Policy EN18 (Contaminated Land and Ground Stability) - The Council will give priority for the remediation of contaminated land to strategic locations as identified within this document. Any proposal for development of contaminated land must be accompanied by a health risk assessment. 

Policy EN19 (Waste) states that the Council will require all developers to demonstrate the proposals consistency with the principles of the waste hierarchy. 

Policy T1 (Sustainable Transport) - states that the Council will support proposals that deliver a sustainable, high quality, integrated transport system to encourage a modal shift away from car travel to public transport, cycling and walking, to support the needs of residents and businesses and to prepare for carbon free modes of transport. 

Policy T2 – (Accessible areas of opportunity and need) – sets out strategy for managing the pattern of development to improve accessibility in the city, stating that car parking standards are maximums and cycle and disabled car parking standards are minimums, with account for circumstances at the council’s discretion. 

In addition to the above, a number of UDP policies have also been saved until replaced by further development plan documents to accompany the Core Strategy. Unitary Development Plan for the City of Manchester, 1995 (Saved Policies) 

The below saved policies of the Unitary Development Plan are also considered relevant: 

Policy WW12 (Leisure And Recreation) - The Council will work with the private sector to provide a greater range of recreational activities within Wythenshawe Park. These activities will be confined to the western half of the park as identified on the Proposals Map. In considering proposals for improving existing facilities or extending their range the Council will ensure that the prime function of the Park in providing open spaces for informal recreation is fully protected, in particular, Baguley Brook and its corridor. Reason:  This part of the park represents the most appropriate location for new recreational facilities to serve the residents of Wythenshawe. It is 
considered that any development to the east of this road would detract from the historic landscape and character of the  park, and should be resisted. 

Policy DC26 (Noise) - states that the Council intends to use the development control process to reduce the impact of noise on people living and working in the City.  In particular, consideration will be given to the effect of new development proposals which are likely to be generators of noise. 

Places for Everyone Joint Development Plan 

The Places for Everyone Plan is a Joint Development Plan Document, providing a strategic plan and policies, for nine of the 10 boroughs which make up Greater Manchester. The plan was adopted in March 2024 and now forms part of the City’s Local Development Framework. 

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. Securing higher densities in the most accessible locations is identified as helping to maximise the ability of people to travel by walking, cycling and public transport and reduce the reliance on the car. 

Relevant policies of Place for Everyone in this instance are: 

JP-S1: Sustainable development 
JP-S2 Carbon and Energy: 
JP-P1: Sustainable Places 
JP-P6: Health 
JP-P7: Sport and Recreation 
Policy JP-G2: Green Infrastructure Network 
Policy JP-G6: Urban Green Space 
Policy JP-G7: Trees and Woodland 
Policy JP-G8: A Net Enhancement of Biodiversity and Geodiversity 
Policy JP-C8: Transport Requirements of New Developments 

The Guide to Development in Manchester (SPD) (2007) 

The Guide to Development in Manchester is a supplementary planning document which contains core principles to guide developers. The document offers design advice and sets out the City Council's aspirations and vision for future development and contains core principles to guide developers to produce high quality and inclusive design. The principles that development should seek to achieve, include, character and context, continuity, and enclosure, ease of movement, quality of the public realm, diversity, legibility and adaptability. 

Other material policy considerations: 

Planning for Sport (June 2019, as updated April 2024) - This SPD was made by Sport England and provides guidance on planning applications relevant to formal and informal opportunities for sport and physical activity, as well as guiding Sport England’s engagement with the planning system. The document contains twelve planning-for-sport principles to guide planning applications relating to opportunities for sport. 

Playing fields policy and guidance (2018, as updated 2021) - This SPD was produced by Sport England and provides specific guidance on applications affecting playing fields. 

Open Space, Sport and Recreation Study and Playing Pitch Strategy (Nov 2022)
 
This is a City Council document which set out the framework for investment into playing pitch and outdoor facility improvements. Key issues include: 

• A vision for the future improvement and prioritisation of playing pitches. 
• A number of aims to help deliver the recommendations and actions. 
• A series of strategic recommendations which provide a strategic framework for 
the improvement, maintenance, development and, as appropriate, 
rationalisation of the playing pitch stock. 
• A series of sport-by-sport recommendations which provide a strategic 
framework for sport led improvements to provision. 
• A prioritised area-by-area Action Plan to address key issues on a site-by-site 
basis. 

The Manchester Green and Blue Infrastructure Strategy (G&BIS) 

The G&BIS sets out objectives for environmental improvements within the city in relation to key objectives for growth and development. Building on the investment to date in the city's green infrastructure and the understanding of its importance in helping to create a successful city, the vision for green and blue infrastructure in Manchester over the next 10 years is: By 2025 high quality, well maintained green and blue spaces will be an integral part of all neighbourhoods. The city's communities will be living healthy, fulfilled lives, enjoying access to parks and greenspaces and safe green routes for walking, cycling and exercise throughout the city. Businesses 
will be investing in areas with a high environmental quality and attractive surroundings, enjoying access to a healthy, talented workforce. New funding models will be in place, ensuring progress achieved by 2025 can be sustained and provide the platform for ongoing investment in the years to follow. 

National Planning Policy Framework 

The NPPF 2026 substantially restructures national planning policy by separating plan-making and decision-making policies, whilst reinforcing the Government's objectives of delivering housing, supporting economic growth, facilitating infrastructure and clean energy development, and improving plan-making efficiency. The Framework maintains strong protections for Green Belt, heritage and environmental assets but introduces updated policies relating to climate change, water resources, renewable energy and strategic growth, requiring local planning authorities to balance development needs with environmental and infrastructure constraints.

National Planning Policy Guidance 

The Government produced a suite of documents to act as a live resource which set 
out advice and best practice on a wide range of planning issues following a detailed 
review of planning policy guidance as a way of streamlining policy.  

The relevant sections of the NPPG in this case are as follows: 

Noise - Local planning authorities’ should take account of the acoustic environment and in doing so consider: 

• whether or not a significant adverse effect is occurring or likely to occur; 
• whether or not an adverse effect is occurring or likely to occur; and 
• whether or not a good standard of amenity can be achieved. 
Mitigating the noise impacts of a development will depend on the type of 
development being considered and the character of the proposed location. In 
general, for noise making developments, there are four broad types of mitigation: 
• engineering: reducing the noise generated at source and/or containing the 
noise generated; 
• layout: where possible, optimising the distance between the source and noise
sensitive receptors and/or incorporating good design to minimise noise 
transmission through the use of screening by natural or purpose built barriers, 
or other buildings; 
• using planning conditions/obligations to restrict activities allowed on the site at 
certain times and/or specifying permissible noise levels differentiating as 
appropriate between different times of day, such as evenings and late at night, 
and; 
• mitigating the impact on areas likely to be affected by noise including through 
noise insulation when the impact is on a building. 
Design - states that where appropriate the following should be considered: 
• layout – the way in which buildings and spaces relate to each other; 
• form – the shape of buildings; 
• scale – the size of buildings; 
• detailing – the important smaller elements of building and spaces; 
• materials – what a building is made from. 

Air Quality – Guidance states that when air quality is considered relevant to a planning application, which includes when proposals: 

• Give rise to potentially significant impact (such as dust) during construction for nearby sensitive locations; 
• Significantly affect traffic in the immediate vicinity of the proposed development site or further afield; or 
• Expose people to existing sources of air pollutants. This could be by building new homes, workplaces or other development in places with poor quality.

Assessment
Materiality

The proposed amendment to Condition 40 is considered acceptable as it relates solely to the timing of compliance rather than the objectives of the condition. The variation does not remove or dilute the requirement for the athletics track to be resurfaced and does not alter the obligation to provide details relating to the programme, timetable, management and maintenance of the facility.

The current pre-commencement trigger presents a practical constraint, as the appointed AGP contractor will not be engaged prior to the programmed commencement of development works. As such, the detailed information required to satisfy the condition cannot reasonably be prepared at this stage. 

The proposed amendment would allow the requisite information to be informed by the appointed specialist contractor, ensuring that the submitted details are accurate, robust and deliverable. The condition would remain enforceable and would continue to secure the resurfacing of the athletics track prior to the development being brought into use.

Given that the amendment would facilitate implementation of the approved development without prejudicing the delivery of the athletics track improvements and as the underlying purpose and outcome of the condition remain unchanged, the proposal is not considered to result in any adverse planning impacts. The revised trigger is therefore reasonable and can be considered non-material.

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
	1)
	The proposed amendment relates to the rewording of condition 40 (Athletics Track) to alter the trigger for the submission of details relating to the re-surfacing of the athletics track and associated improvement/maintenance works. 


	2)
	Following an assessment of the details submitted, the proposed amendment is 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
	40
	Prior to first use of the development hereby approved, a programme for the re-surfacing of the athletics track and improvement of facilities, including management and maintenance, and timetable for implementation shall be submitted to and approved in writing by the City Council as Local Planning Authority (in consultation with Sport England). All approved details shall be implemented in full accordance with the programme. Reason - To ensure the satisfactory quantity, quality and accessibility of compensatory provision which secures an athletic facility and to accord with Policy EN10 of the Manchester Core Strategy and National Planning Policy Framework (NPPF).
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