
 
 

Planning 

Growth & Development 

Delegated officer report for planning application 

 
 
Application no. 134218/NMC/2022 

Date registered valid: 30 June 2022 

Proposal: Non-material amendment to planning approval reference 
125848/FO/2020 to allow various elevational alterations 

Address: Land Off Chicago Avenue, Manchester Airport, Manchester, M90 3RA 

Ward(s): Woodhouse Park Ward 
 

Applicant: Airport City Limited Partnership & H3 Hotels S.A.R.L C/o Agent 

Agent (if any): Mrs Natalie Belford Manchester Airports Group Planning Team, 
Olympic House, Manchester Airport, Manchester, M90 1QX 

Case officer: David Lawless 
Tel: 0161 234 4543 
Email: david.lawless@manchester.gov.uk 

Recommendation:   Approve     

Date of recommendation: 21 July 2022 

 

Application details 
 
Type of application: Non-Material Change Application 
 
Development type: Notifications 
 
Standard consultations: 
No consultations have been printed and sent.  
 
Neighbour notifications 
No neighbour notifications have been printed and sent.  
 
Site notice 
No site notice has been produced  
 
Press advert 
No press advert had been published  
 
Departure from Development Plan:  No 
 
Environmental Statement:  Not required  
 



Description of site/building/area 
 
Located at the northern extent of Manchester Airport, the application site (known as Plot H3) 
comprises 0.173 hectares of hardstanding located between the M56 Spur, World Way and 
Chicago Avenue. It is land currently utilised as car parking. 
 

Listed building:   No  
Conservation area:  No 
Tree Preservation Order: No  
 
Description of development 
 
Planning permission to erect a 9 storey hotel on the site was approved in April 2020 under 
reference 125848/FO/2020.  
 
The application is now applying to carry out a number of minor amendments to the proposal, the 
revisions to the scheme are listed below: 
 
NE Elevation 

a) Central mullion added to ground floor glazing  

b) Reduction in glazing size to accommodate repositioning of dry riser  

c) Leading edge of 1no. door increased for access requirements  

d) Louvred doors to substation  

e) Oil inlet added  

f) Double door reduced to single door  

g) Double door required for plant room  
 
SE Elevation  

a) Central mullion added to ground floor glazing  

b) Double door required for plant room  

c) Opening around door increased for access improvements into kitchen/ refuse area  
 
SW Elevation  

a) Central mullions added to reduce distance between mullions from 3.7m to 1.85m (to reduce 
the weight loading of glass within the frames)  

b) Spandrel panels added at corners  

c) External bollards added for FOH security at entrances  
 
NW Elevation  

a) Central mullions added to reduce distance between mullions from 3.7m to 1.85m (to reduce 
the weight loading of glass within the frames)  

b) Door height within recess increased  

c) Double door required for plant room  

d) Dry riser inlet repositioned  

e) Spandrel panel added at corner  
 
Roof  

a) Atrium glazing (not seen from street level) changed from dome shape to flat  
 
Consultations & Notification Responses 
 
n/a 
 
 



Policies 
 
The National Planning Policy Framework (NPPF) – The National Planning Policy Framework 
sets out the Government’s planning policies for England and how these should be applied. It 
provides a framework within which locally-prepared plans for housing and other development can 
be produced. Planning law requires that applications for planning permission be determined in 
accordance with the development plan, i.e. the Core Strategy Development Plan Document and 
accompanying policies, unless material considerations indicate otherwise. The National Planning 
Policy Framework is a material consideration in planning decisions.  
 
Core Strategy Development Plan Document – 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. Relevant policies in the Core Strategy are detailed below:  
 
Policy SP1, Spatial Principles – This states that the key spatial principles which will guide the 
strategic development of Manchester to 2027 are:  
 

• The Regional Centre will be the focus for economic and commercial development, retail, 
leisure and cultural activity, alongside high quality city living.  

• The growth of Manchester Airport will act as a catalyst for the regional economy, and will 
also provide the impetus for a second hub of economic activity in this part of the City.  

• Beyond these areas, the emphasis is on the creation of neighbourhoods of choice, 
providing high quality and diverse housing around district centres which meet local needs, 
all in a distinct environment. The majority of new residential development in these 
neighbourhoods will be in the Inner Areas, defined by the North Manchester, East 
Manchester and Central Manchester Regeneration Areas.  

• The City is covered by regeneration areas including the City Centre. All development 
should have regard to the character, issues and strategy for each regeneration area as 
described in the North, East, Central and South Manchester and Wythenshawe Strategic 
Regeneration Frameworks and the Manchester City Centre Strategic Plan.  

• The City's network of open spaces will provide all residents with good access to recreation 
opportunities. The River Valleys (the Irk, Medlock and Mersey) and City Parks are 
particularly important, and access to these resources will be improved.  

• New development will maximise the potential of the City's transport infrastructure, in 
particular promoting walking, cycling and use of the public transport. The extension to the 
Metrolink network through the Oldham and Ashton lines will create key corridors for new 
development.  

Policy DM1, Development Management – This policy states that all development should have 
regard to a number of specific issues, the most relevant of which in this instance are : 
 

• Appropriate siting, layout, scale, form, massing, materials and detail.  

• 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.  

• Effects on amenity, including privacy, light, noise, vibration, air quality, odours, litter, 
vermin, birds, road safety and traffic generation. This could also include proposals which 
would be sensitive to existing environmental conditions, such as noise.  



• Accessibility: buildings and neighbourhoods fully accessible to disabled people, access to 
new development by sustainable transport modes.  

• Community safety and crime prevention.  

• Design for health.  
 
Issues 
 
Design – It is not considered that the minor amendments proposed reduce the quality of the 
design of the proposal. Overall, the design of the proposed hotel is still considered acceptable. 
 
Visual Amenity – The minor amendments to the design of the proposal will not have a detrimental 
impact upon the levels of visual amenity enjoyed within the vicinity of the site.  
 
Pedestrian and Highway Safety – The minor amendments will not have a detrimental impact 
upon the levels of pedestrian and highway safety enjoyed along the adjoining highway network. 
 
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   
 
Condition(s) to be attached to decision for approval OR Reasons for recommendation to 
refuse 
 
1) The details of the proposed amendments are:- 
 
NE Elevation  

h) Central mullion added to ground floor glazing  

i) Reduction in glazing size to accommodate repositioning of dry riser  

j) Leading edge of 1no. door increased for access requirements  

k) Louvred doors to substation  

l) Oil inlet added  

m) Double door reduced to single door  

n) Double door required for plant room  
 
SE Elevation  

d) Central mullion added to ground floor glazing  

e) Double door required for plant room  



f) Opening around door increased for access improvements into kitchen/ refuse area  
 
SW Elevation  

d) Central mullions added to reduce distance between mullions from 3.7m to 1.85m (to reduce 
the weight loading of glass within the frames)  

e) Spandrel panels added at corners  

f) External bollards added for FOH security at entrances  
 
NW Elevation  

f) Central mullions added to reduce distance between mullions from 3.7m to 1.85m (to reduce 
the weight loading of glass within the frames)  

g) Door height within recess increased  

h) Double door required for plant room  

i) Dry riser inlet repositioned  

j) Spandrel panel added at corner  
 
Roof  

b) Atrium glazing (not seen from street level) changed from dome shape to flat  
 
2) Following an assessment of the details submitted, I can confirm that the proposed amendments 
are considered to be of a non-material nature and are considered to be acceptable to the City 
Council as the Local Planning Authority.  The City Council is satisfied that the proposed changes 
will have no material impact upon the levels of residential and visual amenity and pedestrian and 
highway safety enjoyed within the vicinity of the site. 
 
3) Condition no. 2) The development hereby approved shall be carried out in accordance with the 
following drawings and documents:  
 

a) Drawing no. A100 000 P0, stamped as received on 3 January 2020. 
b) Drawing no. A100 100 to 102 P0, stamped as received on 3 January 2020. 
c) Drawing no. A100 108 to 109 P0, stamped as received on 3 January 2020. 
d) Drawing no. A110 001 to 004 P1, stamped as received on 30 June 2022. 
e) Drawing no. A110 005 P0, stamped as received on 3 January 2020. 
f) Drawing no. A120 001 P0, stamped as received on 3 January 2020. 
g) Drawing no. A120 002 P1, stamped as received on 30 June 2022. 
h) Energy Statement reference 20250.R3 
i) BREEAM Pre-assessment Tracker & Action List (MLM Group) 

 
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. 
 
Appendix 1 – List of consultees & neighbours notified 
 
n/a 
 
Appendix 2 – Planning constraints 
 
Article 4 Direction - Removal Of PD Rights Change Of Use From Class C3 To Class C4 
Aircraft Safeguarding Zone - Aircraft Safeguarding Zone - Within Outer Area 
Green Belt Land - Greater Manchester Green Belt Local Plan 1984 
Airport Noise Index Zone - Noise and Nuisance Index - 40-49 
Susceptible to Surf Water Flood (Less) -  
Susceptible to Surf Water Flood (Middle) -  
Susceptible to Surf Water Flood (Middle) -  



Area Team Boundary - Name: SOUTH AREA 
 
 


