
 
 

Planning 

Growth & Development 

Delegated officer report for planning application 

 
 
Application no. 139146/JO/2024 

Date registered valid: 31 January 2024 

Proposal: Variation of condition 2 (Specified Plans) attached to planning 
permission 135123/FO/2022 to amend the layout of the roof terrace 

Address: 4 Hardman Square, Manchester, M3 3EB 

Ward(s): Deansgate Ward 
 

Applicant:  Cubic Works  

Agent (if any): Mrs Larna Smith Avison Young  

Case officer: Lucy Harrison 
Tel: 0161 234 5795 
Email: lucy.harrison@manchester.gov.uk 

Recommendation: Approve     

Date of recommendation: 18.03.2024 

 
 

Application details 
 
Type of application: Variation or Removal of Condition 
 
Development type: Minor Other 
 
Date of site visit: 7 February 2024 
 
Standard consultations: 
Printed: 8 February 2024  Expired: 29 February 2024 
 
Neighbour notifications 
Printed: 6 February 2024  Expired: 27 February 2024 
 
Site notice 
Posted: 7 February 2024  Expired: 28 February 2024 
 
Press advert 
Published: 13 February 2024  Expired: 27 February 2024 
 
Departure from Development Plan:  No 



 
Environmental Statement:  Not required  
 
Description of site/building 
 
Listed building:  Not applicable  
 
Conservation area:   
 
Tree Preservation Order:   
 
Description of Area 
 
The application relates to a six storey office building on the north side of Hardman Square in 
Spinningfields.  The building is adjacent to the southern end of Manchester Crown Court.  Other 
buildings within the vicinity are used for offices, shops and food and drink uses.  The building 
consists of a steel frame predominantly clad in glazed curtain walling. 
 
Description of development 
 
Planning permission was granted under application 135123/FO/2022 on 24 January 2023 for 
the following development: 
 
“Development comprising extension to the sixth floor; creation a new rooftop terrace; internal  
refurbishment to the existing ground floor, mezzanine, first, second, third, fourth and fifth floor  
to facilitate new amenities; creation of plant area; enhancements to features on the external  
building; replacement of louvres; erection of PV systems and associated works.” 
 
A non-material amendment Section 96a application (Ref: 139290/NMC/2024) was approved on 
13.03.2024 to change the description of the development to delete reference to the extension to 
the sixth floor: 
 
“Development comprising extension to the sixth floor; creation a new rooftop terrace; internal  
refurbishment to the existing ground floor, mezzanine, first, second, third, fourth and fifth floor  
to facilitate new amenities; creation of plant area; enhancements to features on the external  
building; replacement of louvres; erection of PV systems and associated works.” 
 
This proposal seeks to amend the works to the rooftop to remove the proposal for a rooftop 
extension and to provide a revised rooftop layout. The proposed layout alters the locations of 
the rooftop terrace and photovoltaic arrays (PVAs) (including an increase in the number of 
PVAs), as well as incorporating ancillary infrastructure such as a firefighting lift, washrooms, 
staircases and maintenance access, including Davit maintenance arms for 
cleaning/maintenance of the north elevation.  The Davit maintenance arms are proposed to be 
used every 3 months for inspection, cleaning and maintenance of the façade. 
 
Consultations & Notification Responses 
 
Publicity – The application has been advertised in the public interest and a site notice displayed.  
Occupiers of neighbouring properties have been notified.  No representations have been 
received. 
 
Environmental Health - Recommends conditions to control hours of use for the external areas 
and lighting from signage. 
 



Manchester Airport Safeguarding Officer - No objections. 
 
Issues 
 
The main issues to consider in assessing this application is the impact on visual amenity, noise 
and disabled access.  The application should be considered against the following policies: SP1 
(Spatial Principles), CC10 (A Place for Everyone) and DM1 (Development Management) of the 
Core Strategy; and Saved Policy DC26 (Development and Noise) of the Unitary Development 
Plan for the City of Manchester (UDP). 
 
The National Planning Policy Framework sets out Government planning policies for England 
and how these are expected to apply. The NPPF seeks to achieve sustainable development 
and states that sustainable development has an economic, social and environmental role 
(paragraphs 7 & 8). Paragraphs 10, 11, 12, 13 and 14 of the NPPF outline a “presumption in 
favour of sustainable development”. This means approving development, without delay, where it 
accords with the development plan (para 11).  Paragraphs 11 and 12 state that:   
   
"For decision-taking this means: approving proposals that accord with an up-to-date 
development plan without delay” and “where a planning application conflicts with an up-to-date 
development plan (including any neighbourhood plans that form part of the development plan), 
permission should not usually be granted.  Local planning authorities may take decisions that 
depart from an up-to-date development plan, but only if material considerations in a particular 
case indicate that the plan should not be followed”. 
 
The following sections of the NPPF are relevant to the consideration of this application: Section 
6 (Building a strong and competitive economy), Section 7 (Ensuring the Vitality of Town 
Centres) and Section 12 (Requiring Good Design).  
 
Visual Amenity 
 
The building was designed by Foster and Partners and forms a partner to 3 Hardman Square.  
It has a light colour palette and glazed curtain walling that gives the building clean lines and a 
simple aesthetic.  The removal of the proposed roof extension would help to retain the original 
façade design of the building.  The relocated roof top extension would be set back from the face 
of the building and would not be visually intrusive.  Likewise, the firefighting lift, washrooms, 
staircases and maintenance access equipment would be set back from the main front face of 
the building and would not have much more visual impact than the existing rooftop 
paraphernalia.  The proposed Davit maintenance arms would be kept in a closed position when 
not in use so would not have a detrimental impact on the visual amenity of the building. 
 
Given the above, it is considered that the proposed development would not be out of keeping 
with the appearance of the building or the surrounding area and would have an acceptable 
impact on visual amenity.  
 
Noise 
 
The proposed roof top terrace and reconfigured plant area have the potential to cause a noise 
issue and, whilst there are no residential uses in the immediate vicinity, there are other noise 
sensitive uses, such as the Courts and offices, close by.  It is considered, therefore, that the 
proposal is acceptable so long as it is managed through the imposition of conditions relating to 
acoustic insulation, a construction management plan and a plan for how the external rooftop 
area is managed/used, including hours of operation and the restriction of amplified music. 
 
Access 



 
The proposal would provide level access into and throughout the premises. 
 
Conclusion 
 
The proposed amendments would maintain the design aesthetic of the building and its 
appearance would be in keeping with the area.  Conditions should be attached to ensure the 
amenity of surrounding occupiers.  Given the above, it is considered that the scheme is in 
accordance with relevant planning policy, as set out above, and should be approved. 
 
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   
 
Article 35 Declaration 
 
Officers work with applicants in a positive and pro-active manner to seek solutions to problems 
arising in relation to dealing with planning applications. No problems arose in the processing of 
this application. 
 
Condition(s) to be attached to decision for approval OR Reasons for recommendation to 
refuse 
 
 1) The development must be begun not later than the 21 January 2026.  
  
Reason - Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 
1990. 
 



 2) The development hereby approved shall be carried out in accordance with the following 
drawings and documents:  
 
PL.1211  Proposed Site Block Plan 
PL.1310  Proposed Ground Floor GA Plan 
PL.1311  Proposed Mezz Floor GA Plan 
PL.1323  Proposed Second Floor GA Plan 
PL.1318  Proposed 6F Plan 
PL.1410  Proposed Section A-A & B-B 
PL.1413  Proposed Section F-F 
PL.1510  Proposed South Elevation 
PL.1511  Proposed North Elevation 
PL.1512  Proposed East & West Elevation 
 
Design and Access Statement, January 2024, by Spratley & Partners Architects 
Circular Economy Statement, September 2022, by adw Developments 
External Lighting Assessment, September 2022, by WSP 
Noise Impact Assessment, June 2022, by Hann Tucker Associates 
Local Labour Agreement, 3 October 2022, by Avison Young 
Environmental Standards Statement, September 2022, by WSP 
Waste Management Strategy, September 2022, by Quartz Project Services 
Roof Garden Management dated November 2022 
Construction Management Plan by Cubic Works received by the City Council as local planning 
authority on 30 November 2023 (under CDN/23/0745 
 
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) a) Prior to the commencement of development the following shall be submitted for approval 
in writing by the City Council, as Local Planning Authority: 
 
i. baseline samples and specifications of all materials to be used on all external elevations, 
which shall include a reconsideration of the use of copper; 
ii. drawings to illustrate details of full sized sample panels that will be produced in line with an 
agreed programme: and 
iii. a programme for the production of the full sized sample panels and for a strategy for quality 
control management. 
 
The panels to be produced shall include jointing and fixing details between all component 
materials and any component panels, details of any external ventilation requirements, details of 
the drips to be used to prevent staining and details of the glazing and frames. 
 
b) The sample panels and quality control management strategy shall then be submitted to and 
approved in writing by the City Council as local planning authority in accordance with the 
programme and drawings as agreed above. 
 
The development shall be carried out in accordance with the approved details. 
 
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. 
 
 4) The development shall be carried out in accordance with the Construction Management Plan 
by Cubic Works received by the City Council as local planning authority on 30 November 2023. 



 
Manchester City Council encourages all contractors to be 'considerate contractors' when 
working in the city by being aware of the needs of neighbours and the environment. 
Membership of the Considerate Constructors Scheme is highly recommended.   
 
Reason - In the interests of amenity and public health, pursuant to policy DM1 of the Core 
Strategy for the City of Manchester. 
 
 5) The rooftop terraces shall not be open outside the following hours:- 
 
08:00 to 23:00 Monday to Saturday; and 
09:00 to 22:00 Sunday and Bank Holidays.  
 
Reason - To safeguard the amenities of the occupiers of nearby residential accommodation, 
pursuant to saved policy DC26 of the Unitary Development Plan for the City of Manchester and 
policies SP1 and DM1 of the Core Strategy. 
 
 6) The external areas within the application site shall only be used in accordance with a 
Management Plan that shall be submitted to and approved in writing by the City Council as local 
planning authority before the development is first occupied and shall include: 
 
- a schedule of days and hours of operation; 
- number of occupiers (capacity); and 
- statement of intended use. 
 
No amplified sound or any music shall be produced or played in any part of the site outside the 
building. 
 
Reason - To safeguard the amenities of the occupiers of nearby properties, pursuant to policies 
SP1 and DM1 of the Core Strategy. 
 
 7) a) Ancillary plant, equipment, servicing and louvres shall be selected and/or acoustically 
treated in accordance with a scheme designed so as to achieve a rating level of 5dB (LAeq) 
below the typical background (LA90) level at the nearest noise sensitive location. Prior to 
commencement of the development hereby approved, the scheme shall be submitted to and 
approved in writing by the City Council as local planning authority in order to secure a reduction 
in the level of noise emanating from the site. The scheme shall be implemented in full before 
first occupation of the development.  
 
b)  Prior to first use of the development a verification report shall be submitted to and approved 
in writing by the City Council as local planning authority to validate that the work undertaken 
throughout the development conforms to the recommendations and requirements in the 
approved acoustic report. The report shall undertake post completion testing to confirm that the 
noise criteria have been met. Any instances of non-conformity with the recommendations in the 
report shall be detailed along with any measures required to ensure compliance with the agreed 
noise criteria and timescales for the implementation of those measures. 
 
Reason - To safeguard the amenities of the occupiers of nearby noise sensitive 
accommodation, pursuant to policies SP1 and DM1 of the Core Strategy. 
 
 8) Prior to the installation of the green wall hereby approved, full details of the precise planting 
species to be used within the green wall shall be submitted to and approved in writing by the 
City Council as Local Planning Authority. The development shall then be carried out in 
accordance with the approved details.  



 
Reason - To ensure an acceptable development, pursuant to policy DM1 of the Core Strategy. 
 
 9) Prior to the installation of the green wall hereby approved, a bespoke maintenance and 
management plan for the green wall on this building shall be submitted to and approved in 
writing by the City Council as Local Planning Authority. The maintenance plan shall also include 
details of regular safety inspections to ensure that there is no falling debris from the green wall. 
The development shall then be carried out in accordance with the approved details.  
 
Reason - To ensure an acceptable development, pursuant to policy DM1 of the Core Strategy. 
 
 
 
Informatives 
 
 1) Hours of Construction/Demolition Work 
 
Construction/demolition works shall be confined to the following hours unless otherwise agreed 
in writing by the City Council as local planning authority: 
 
Monday - Friday: 7.30am - 6pm; 
Saturday: 8.30am - 2pm; 
Sunday / Bank holidays: No work. 
 
 2) Materials 
 
Any materials approved for planning purposes should be discussed in full with Building Control. 
This is to ensure they meet the guidance contained in the Building Regulations for fire safety. 
Should it be necessary to change the external facade treatment due to conflicts with the 
Building Regulations you should discuss these with the Planning Service as soon as possible as 
this could materially affect your permission. 
 
 3) Highways 
 
The Applicant should discuss any requirements for skips, licensing, hoarding/scaffolding and 
any associated temporary traffic management arrangements with the MCC Highways Network 
teams via Email: 
 
highwaylicences@manchester.gov.uk 
 
highwaynetworkmanagement@manchester.gov.uk 
 
 4) Signage 
 
This planning permission does not grant or imply grant of any consent for advertisements, for 
which separate advertisement consent may be required.  Lighting from illuminated signage shall 
be designed and installed so as to control glare and overspill onto nearby properties.  Signage 
will need to be selected and installed so as not to exceed 300 cd/m2. 
 
 
 
  



Appendix 1 – List of consultees & neighbours notified 
 
 Environmental Health 
 Helipad Manager 
 Manchester Airport Safeguarding Officer 
 
Advertising Right Outside 4, Hardman Square, Manchester, M3 3EB 
Sixth Floor, 3 Hardman Square, Manchester, M3 3EB 
Fourth Floor, 1 Hardman Square, Manchester, M3 3EB 
1 Hardman Square, Manchester, M3 3EB 
2 Hardman Square, Manchester, M3 3EB 
Eighth Floor, 1 Hardman Square, Manchester, M3 3EB 
Third Floor, 1 Hardman Square, Manchester, M3 3EB 
Tenth Floor, 1 Hardman Square, Manchester, M3 3EB 
Eleventh Floor, 1 Hardman Square, Manchester, M3 3EB 
Twelfth Floor, 1 Hardman Square, Manchester, M3 3EB 
Fourteenth Floor, 1 Hardman Square, Manchester, M3 3EB 
Ninth Floor, 1 Hardman Square, Manchester, M3 3EB 
Second Floor, 1 Hardman Square, Manchester, M3 3EB 
First Floor, 1 Hardman Square, Manchester, M3 3EB 
Ground Floor, 1 Hardman Square, Manchester, M3 3EB 
Seventeenth Floor, 1 Hardman Square, Manchester, M3 3EB 
Store, 1 Hardman Square, Manchester, M3 3EB 
3 Hardman Boulevard, Manchester, M3 3AQ 
Seventh Floor, 1 Hardman Square, Manchester, M3 3EB 
Sixth Floor, 1 Hardman Square, Manchester, M3 3EB 
Fifth Floor, 1 Hardman Square, Manchester, M3 3EB 
5 Hardman Square, Manchester, M3 3EB 
Nineteenth Floor, 1 Hardman Square, Manchester, M3 3EB 
Eighteenth Floor, 1 Hardman Square, Manchester, M3 3EB 
Thirteenth Floor, 1 Hardman Square, Manchester, M3 3EB 
Fifth Floor, 3 Hardman Square, Manchester, M3 3EB 
Fourth Floor, 3 Hardman Square, Manchester, M3 3EB 
Third Floor, 3 Hardman Square, Manchester, M3 3EB 
Seventh Floor, 3 Hardman Square, Manchester, M3 3EB 
3 Hardman Square, Manchester, M3 3EB 
First Floor, 3 Hardman Square, Manchester, M3 3EB 
Second Floor, 3 Hardman Square, Manchester, M3 3EB 
Unit 1B, 4 Hardman Square, Manchester, M3 3EB 
Fifteenth And Sixteenth Floor, 1 Hardman Square, Manchester, M3 3EB 
Unit 1, 4 Hardman Square, Manchester, M3 3EB 
Bagel Nash, 4 Hardman Square, Manchester, M3 3EB 
Third Fourth And Fifth Floors, 4 Hardman Square, Manchester, M3 3EB 
First Second And Third Floors, 4 Hardman Square, Manchester, M3 3EB 
Unit 1, 3 Hardman Square, Manchester, M3 3EB 
Unit 2, 3 Hardman Square, Manchester, M3 3EB 
Unit 3, 3 Hardman Square, Manchester, M3 3EB 
The Crown Court, Crown Square, Manchester, M3 3FL 
72 Gartside Street, Manchester, M3 3EL 
 
 
 
Appendix 2 – Planning constraints 
 



Article 4 Direction - City Centre PD Restriction - Class B1(a) To C3 
Article 4 Direction - Removal Of PD Rights Change Of Use From Class C3 To Class C4 
Aircraft Safeguarding Zone - Aircraft Safeguarding Zone - All Exceeding 90M 
Coal Authority - Development Low Risk - Name: DEVELOPMENT_LOW_RISK_AREA 
Area Team Boundary - Name: CENTRAL 
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