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Subject: Annual Property Report 2020/2021 
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Summary 
 
This report provides an update on property activity since the last Annual Property 
Report to Resources and Governance Scrutiny Committee in November 2019. It 
reviews activity across the Development Team, including the Investment Estate; and 
the Operational Estate. The report includes an update on the specific areas 
requested in the Scrutiny Committee’s work programme, including: an update on the 
Council’s commercial estate, including Central Retail Park; Future plans and 
performance of the investment estate in relation to potential income generation; 
Estates rationalisation and work on reviewing the Council’s operational estate; the 
Zero carbon agenda and future developments within the capital strategy. 
 
Recommendations 
 
That the Committee note and comment on progress to date as set out in the report. 
 

 
Wards Affected: All 
 

 
 
 

Environmental Impact Assessment - the impact of the issues addressed in this report 
on achieving the zero-carbon target for the city 

The Council’s property and land assets are a significant area of focus in efforts to 
achieve the zero-carbon target for the city. In terms of the Council’s direct carbon 
emissions, in 2019/20 the Council’s operational buildings accounted for around 75% of 
the total emissions. As reported to the Neighbourhoods and Environment Scrutiny 
Committee in February this year, the Council’s direct CO2 emissions overall reduced by 
54.7% between 2009/10 and 2019/20. Emissions from energy use in Council buildings 
have reduced again this year compared to the same period last year; this has been 
driven by the installation of energy efficiency measures and renewable energy 
generation capacity, and further affected by the decarbonisation of the national grid and 
the changes to building use caused by the Covid-19 pandemic. Quarter one emissions 
from buildings are 32% lower than last year and quarter two emissions are estimated at 
21% below the year before. This report includes an update on the Carbon Reduction 
Programme, a specific investment programme focussing on building retrofit and energy 
generation to increase the scale and pace of carbon reduction activity on the estate. 



Our Manchester Strategy outcomes Summary of how this report aligns to the 
OMS 

A thriving and sustainable city: 
supporting a diverse and distinctive 
economy that creates jobs and 
opportunities 

The property teams in the Directorate provide 
professional services and leadership to drive 
effective place making and facilitate the 
economic growth of the City, by creating the 
necessary conditions needed to promote strong 
growth in commercial, residential, retail and 
leisure related development, stimulating new 
employment, new homes and broadening the 
City Council's tax base. 

A highly skilled city: world class and 
home grown talent sustaining the city’s 
economic success 

The property teams in the Directorate play a 
key role in leveraging economic growth from 
the Council’s land and property assets, 
including enabling commercial developments 
that drive growth in high-skill sectors such as 
the digital, cyber, creative content, cultural, 
advanced manufacturing and professional 
service sectors. 

A progressive and equitable city: 
making a positive contribution by 
unlocking the potential of our 
communities 

The property teams in the Directorate work 
proactively with businesses, residents and 
partners to ensure developments contribute 
positively to place making and meet local 
needs to deliver neighbourhoods people want 
to live in. This includes supporting 
developments that promote the right mix of 
good quality and affordable housing for 
Manchester residents. 

A liveable and low carbon city: a 
destination of choice to live, visit, work 

The property teams in the Directorate play a 
key role in supporting Manchester’s 
commitment to be a zero carbon City by 2038 
by reducing the Council’s direct CO2 emissions 
through continued rationalisation of the 
operational building estate and improving 
energy efficiency in council owned buildings. 

A connected city: world class 
infrastructure and connectivity to drive 
growth 

The property teams work across the 
Directorate and with partners to ensure that 
development activity both drives and reflects 
the connectivity and infrastructure that underpin 
sustainable economic growth. 

 
Contact Officers: 
 
Name: Louise Wyman 
Position: Strategic Director, Growth and Development 
Telephone: 0161 234 5515 
E-mail: louise.wyman@manchester.gov.uk 
 



Name: David Lord 
Position: Head of Development 
Telephone: 0161 234 1339 
E-mail: david.lord@manchester.gov.uk 
 
Name: Richard Munns 
Position: Head of Estate and Facilities 
Telephone: 0161 234 7226 
E-mail: richard.munns@manchester.gov.uk 
 
Background documents (available for public inspection): 
 
The following documents disclose important facts on which the report is based and 
have been relied upon in preparing the report.  Copies of the background documents 
are available up to 4 years after the date of the meeting.  If you would like a copy 
please contact one of the contact officers above. 
 
Annual Property Report 2018/19 - Report to Resources and Governance Scrutiny 
Committee, 5th November 2019 



1.0 Introduction 
 
1.1 This report covers the work of the development and operational property 

teams in the Growth and Development Directorate since the last Annual 
Property Report in November 2019. It is broken down into two main sections 
to reflect the broad areas of property activity as follows: Development Team 
and Investment Estate (Section 2); Operational Estate (Section 3). 

 
1.2  The report includes an update on the specific areas requested in the Scrutiny 

Committee’s work programme, including: an update on the Council’s 
commercial estate, including Central Retail Park (section 2.29); future plans 
and performance of the investment estate in relation to potential income 
generation (from section 2.54); the zero carbon agenda and future 
developments within the capital strategy (from section 3.35); estates 
rationalisation and work on reviewing the Council’s operational estate (from 
section 3.47). 

 
2.0 Development Team and Investment Estate Update 
 
2.1 This update covers the period between April 2019 and the end of March 2020 

which was almost wholly before the impact of the Covid pandemic and the first 
of the national lockdowns.  Whilst the narrative reflects activity in that period, 
where the implementation or progress of projects or initiatives mentioned in 
this report has been significantly impacted by the pandemic this will be 
highlighted.   

 
2.2 The year 2019-20 saw the Development Team continue to support significant 

growth and development activity throughout the City as market conditions 
continued to be buoyant and were only marginally impacted by growing 
concerns during March about the potential impacts of Covid.   We have 
continued to support the Council’s objectives for residential and employment 
growth as well as supporting sporting, cultural and leisure initiatives, 
redevelopment and regeneration of district centres and working with 
colleagues in other Directorates on safeguarding and developing the Council’s 
heritage assets, developing schools and rationalisation of Council property. 

 
2.3 The Development Team is also responsible for generating income for the 

Council, both revenue in respect of rental income from the Investment Estate 
and in supporting the Council’s capital programme from the sale of land assets 
through capital receipts.  Sound commercial judgement, together with a wider 
understanding of the Council’s corporate plan objectives is required to ensure 
that decisions on land and property achieve the best outcomes and deliver 
best value for the Council. We are well placed to provide this role, particularly 
where we are involved in the outset of negotiations or policy formulation.  

 
2.4 The Development Team continues to provide viability advice for the Council 

on planning applications and also on the feasibility of development generally.  
We have input into the new checklist for planning applications to ensure the 
viability process outlined in policy H8 of the LDF is fully transparent. This work 
area has grown as a result of the number of developers promoting schemes 
which are not fully compliant and due to the complexity of development 



appraisals that are being presented. The level of requests for viability 
assessments has remained high, and the introduction of reconciliation 
provisions within s106 agreements has created an added responsibility for the 
team. It is important that we seek to ensure that applicants fund the cost of 
this work, whether done in-house or by external consultants. Whilst it is too 
early to determine the amount of additional contributions to be secured 
through this process, the presence of these types of arrangements helps to 
mitigate the incentive for the developer to value engineer schemes and 
materials used. 

 
2.5 The following paragraphs summarise the main achievements and areas of 

activity over the 12 month period April 2019 to March 2020. 
  

Commercial Development 
 
2.6 Manchester Creative Digital Assets Ltd: The Development Team has been 

instrumental in the delivery and operation of the Digital Assets which include 
The Sharp Project, Space Studios Manchester and Arbeta (previously One 
Central Park). Manchester Creative Digital Assets Ltd (MCDA) was set up as a 
company in 2017, a wholly owned company by MCC, tasked with managing, 
operating and setting the strategic direction of the digital assets and creative 
property. Our role is primarily one of supporting MCDA in providing 
development advice, supporting on lettings and tenancies, providing property 
management advice and providing support on the delivery of new 
developments and the continued growth of the Digital Assets. 

 
2.7 The £10m refurbishment of Arbeta (previously One Central Park) was 

completed in July 2019.  Alongside MCDA we have overseen the development 
of the plans and business case for the refurbishment and led on the 
procurement of the professional team and main contractor, overseen delivery 
of the project and managed the budget. The refurbishment provides 83,000 ft2 
of high quality office space in an alternative, but accessible and lower cost 
location to the city centre, complimenting The Sharp Project with space for 
digital and creative content sector companies to grow up into. We have 
worked with MCDA and our legal team to create a suite of flexible 
occupational agreements.  This involves a move away from the traditional 
leasehold agreements and will align ourselves with market leaders in this field 
to ensure our estate remains a location of choice for new and existing 
businesses in this key growth sector. 

 
2.8 The success of The Sharp Project helped to establish the case for the Space 

Studios Manchester in West Gorton, with phase 2 completed in 2017.  The 
studios provide the production base for the internationally successful BBC 
Drama Series Peaky Blinders and continues to attract multi-million-pound 
productions who have chosen Manchester as their production location over 
competing regional locations. 

 
2.9 Over the last 12 months we have worked with MCDA in the development of 

appraisals and a business case to obtain initial funding to undertake feasibility 
work for a potential third phase, continuing with the growth of the site to 
develop on its ongoing success and to capture the increasing demand for TV 



and Film production in Manchester. In February 2020, we submitted a bid and 
secured £325,000 Evergreen Surplus Revenue Grant to help support the 
delivery of feasibility design and cost planning to develop the business case. 

 
2.10 The Development Team continue to support Screen Manchester in their work 

to support productions looking to film on location in Manchester, often utilising 
Manchester City Council owned land and property where filming licences are 
required. 

 
2.11 MCDA assets continue to perform extremely well, with firm bookings now 

confirmed at Space Studios Manchester until the end of calendar year and 
pencilled bookings until May 2021. 

 
2.12 Manchester Airport & Enterprise Zone: Manchester Airport continues to 

develop internationally and is a major economic driver to the Region. The 
Manchester Transformation Project (MTP) is well underway with the 
enlargement of Terminal 2 on site. MTP will see a significant remodelling of 
the Airport to accommodate ever increasing passenger numbers. The first new 
pier became operational in April 2019. It is anticipated that the transformation 
project will create around 1,500 jobs. (NB. Due to the Covid related travel 
restrictions post March 2020 work on MTP has virtually stopped). 

 
2.13 The performance of the Airport links directly to the annual rent income MCC 

receives, which was over £9m in the last financial year. The development 
team also coordinates the landowner’s approvals process on behalf of the GM 
Districts, ensuring the works and associated construction methodologies are in 
accordance with the project objectives. Despite a dramatic fall in turnover due 
to Covid, the rental income due to MCC and the GM Districts has been 
protected due to a provision in the lease that effectively prevents the turnover 
related part of the rent (approx. 50%) from falling by more than 12.5% in any 
one year. 

 
2.14 In addition to the transformation programme detailed above, the Airport has 

been undertaking a major restructuring of its non-operational/investment 
portfolio with a view to increasing investment and improving returns.  The 
portfolio previously sat within the main airport leases. This hindered 
investment, due to existing lease terms that are restrictive in nature and would 
not normally be appropriate for an investment portfolio. MCC and the Airport 
agreed that the portfolio could be extracted from the existing leases and be 
put into a new, investor friendly, 275 year lease subject to a new additional 
ground rent geared to market values. Following the completion of the selection 
process an investment partner for the new PropCo was selected and due 
diligence is underway to complete the process.  Once complete, the rent from 
the new investment lease will generate an annual income to MCC and the GM 
Districts of £603k. 

 
2.15 Airport City North – activity to date has been the development of several hotel 

sites which are progressing.  The main activity is around the new THQ – which 
is the Hut Group’s new headquarters campus, which will deliver up to 280,000 
sq.ft of office space in 4 phases.  THG also have option agreements on over 
16 acres, which will include a new leisure facility, offices and car parking.  The 



Airport City JV (ACML) are also looking at potential speculative office 
development adjacent to the northern landing site of the new ‘Green Bridge’ 
over the M56 spur. The new bridge provides pedestrian and cycle connectivity 
between Airport City North and the main terminals campus. 

 
2.16 Airport City South – now called Global Logistics is being rapidly developed by 

Stoford Developments and ACML, with the main occupants to be THG 
alongside the existing occupiers including Amazon and DHL.  To date there 
has been circa 1m sq. ft of logistics space developed with another circa 
700,00 sq. ft in the pipeline.  MAG are currently exploring development options 
for the ACS expansion land to the South of Global Logistics. 

 
City Centre Development 

 
2.17 Demand from investors and occupiers, particularly in the residential, office and 

leisure sectors continues to be very strong has seen a number of major City 
Centre schemes involving Council assets progress significantly. These are set 
out below.  

 
2.18 Spinningfields: As previously reported, development activity is now complete 

and major assets sold into the investment market.  The Team is continuing to 
progress the close down of the development agreement and development 
accounts with Allied London. 

 
2.19 First Street: Following the completion of Building 8, which is now nearly fully 

let, activity has focused on the remaining plots at First Street Central and First 
Street South.  Patrizia who are exiting First Street disposed of plots 9 and 10 
to Ask/Richardson who are promoting speculative office development building 
on the success of Building 8. In addition to the above the whole of First Street 
South land has been sold to Downing Developments, who are intending to 
bring forward residential development across the site. The capital receipt of 
£3m accruing to the Council will be secured on draw down of development 
leases on the First Street south development.  

 
2.20 Downing Developments have submitted a planning application for a co-living 

neighbourhood spread across four residential blocks, including a 45-storey 
tower, providing more than 2,000 bedspaces. 

 
2.21 Jacksons Row/Bootle Street - St Michaels: Work has been progressed on a 

further Deed of Variation to the Agreement for Lease to amend a number of 
conditions precedent, introduce new ones and to remove the phasing of their 
satisfaction. The Deed of Variation will also protect the Council from additional 
future holding costs given the passage of time to commencement of 
development. Discussions are ongoing with the developer to secure the 
necessary partners to bring forward the development. 

 
2.22 St. John’s: The redevelopment of the former Granada studios complex as a 

major mixed use scheme that will transform this area and spatially connect 
Spinningfields, Castlefield and the Museum of Science and Industry is well 
underway. A key aspect of the scheme is the Factory – an iconic arts and 
cultural centre. This is now on site and the team supported the complex land 



and property arrangements to deliver the development site and necessary 
access and licence arrangements to the Council’s contractor to facilitate the 
build.  The team have entered into negotiations with Allied London & the 
Museum of Science and Industry in respect of the extension of the St John’s 
SRF area, namely Campfields. This includes Upper and Lower Campfield 
Market Halls both under the Council’s ownership and Castlefield House, 
owned by Allied London. 

 
2.23 Mayfield Regeneration Area: The Development Team have been supporting 

the public sector JV company to review the viability and returns relating to the 
development phasing and delivery of the scheme, which includes a proposal 
for a seven acre City Park on land to the south east of Piccadilly train station. 
Development masterplans were completed in the year to March 2019, and 
discussions in relation to the funding of the first phase have continued, 
including the possibility of a public sector loan to deliver the park. 

 
2.24 Heron House: The refurbishment of the building was completed in April 2019.  

The majority of the office space has been let to GCHQ and The Ministry of 
Justice. There is a small amount of space still vacant with some of that 
earmarked for the proposed ‘Cyber Hub’ facility. The office lettings will result in 
a significant number of new highly skilled jobs coming into Manchester. 
Bruntwood have been appointed as property managers for the building, 
bringing their skills and innovative approach to ensure that revenue streams 
are maximised and void costs are minimised over the remaining term of the 
Council’s headlease. 

 
2.25 Circle Square: Development is well underway on the initial phases of both 

residential (serviced apartment buildings) and commercial development 
(office, multi-storey car park and hotel).  The Development Team have 
continued to support the process through landlord approvals, and oversight of 
development timescales and compensation relating to Rights to Light is being 
monitored. The Team are actively engaged with the developer to support the 
Hatch concept and have worked to facilitate this through the short term 
variations to long leasehold arrangements, which has allowed a previously 
dark, back corner of the site to be opened up and become an attraction in its 
own right.  Ongoing dialogue with the developer and University relating to a 
second phase of development is being pursued.   

 
2.26 Bridge Street and Kendals: The Development Team have been working 

closely with the owners of the Kendals building to consider long term options 
relating to the potential future positioning of the asset.  The Council has no 
interest in the Kendals building but the King Street car park and retail units are 
in the Council’s leasehold ownership and provide an important revenue stream 
for the Council.  It is critical any future development provides for the Council 
receiving value for money for its assets. Outline terms have been agreed to 
enable progression of more detailed scheme plans and viability studies into 
the right development to bring forward.  

 
2.27 Car Park Portfolio: The Development Team has played an integral part of the 

project team bringing forward the reprovision of the City Centre car parking 
service.  Following a short 18 month extension that was agreed for the NCP 



joint venture agreement and associated leases (from June 2019- Dec 2020), 
the ongoing future around the way the car parks will be held and managed is 
under review. Procurement advice is being sought around the ability to look at 
a short-term management contract to enable longer term policy and asset 
management decisions to be developed in detail. An alternatively being looked 
at involves the Council undertaking the management in-house and utilising its 
already procured FM contracts for other operational assets. The Development 
Team continue to provide key advice around the lease and management 
agreement options and the asset management matters, under all scenarios. A 
further extension to the existing Joint Venture is not being considered, so new 
arrangements will need to be in place.  

 
2.28 Ramada Renaissance, Deansgate car park and Premier House: The Council 

owns the freehold interest and the car park leasehold interest (included with 
the NCP joint venture portfolio), in this long-standing re-development site.  The 
Development Team have been working with the existing long leaseholders of 
the hotel and vacant office building to secure the terms under which re-
development can take place. The site has stalled over a significant period and 
viability has been at the forefront of the issue. The head leasehold holders 
have very recently announced that they no longer wish to bring the site 
forward directly and have instructed agents to market their interest to potential 
new development partners. The Development team will monitor the marketing 
process and will need to liaise directly with the potential bidders/preferred 
bidder over the lease car park surrender and re-gear terms, ultimately 
required. Estimated to be conclude over summer 2020. 

 
Other Commercial and Employment Development  

 
2.29 Central Retail Park: Following acquisition of the 10 acre site, vacant 

possession has been secured and demolition completed.  Master-planning 
work was commissioned to support the future use and development strategy 
for the site.  It is anticipated that this will position the former Central Retail 
Park as a commercially led redevelopment scheme to provide office 
accommodation to support the pipeline of development in a sector that is key 
to driving the City’s growth ambitions and is fundamental in building the tax 
base of the City. Work on viability and to align future development with the 
Council’s zero carbon agenda is ongoing. 

 
2.30 Didsbury Technology Park: The team has been monitoring the outputs of the 

development in line with the milestones set out in the Council’s land 
agreement with its development partners: Bruntwood, PJ Livesey and 
Siemens. Good progress was made on site during 2019-20 with Siemens 
recently committing to locate their national HQ within the development 
creating at least 70 additional jobs and unlocking a further phase of 
commercial development.  Negotiations  with Siemens are on-going in respect 
of the capital payment due for the release of the restrictive covenants 
permitting development on the site under the terms of the overarching 
development agreement. 

 
2.31 Central Park:  This is one of the Council’s major employment sites. It was 

developed originally by NWDA in partnership with the Council and NEM with 



the Council acquiring the whole site from the HCA in 2016.  Central Park 
currently accommodates a number of B1 occupiers, including Fujitsu, Arbeta 
(at One Central Park), and a number of smaller occupiers at Madison Place 
and is also the location for GMP’s divisional and regional headquarters.  The 
site has excellent infrastructure and a high standard of infrastructure and it is 
considered that the remaining 16 ha (39acres) of undeveloped land offers an 
excellent opportunity to provide employment space to meet market demand 
and support growth sectors within the City.  As a first stage in this process 
consultants are to be appointed to undertake gap analysis on which 
employment sectors the site should accommodate, how this can best be 
delivered and the Council’s ongoing role. 

 
2.32 New Smithfield Market: The market is a major economic asset to the City and 

provides over 600 jobs and accommodates over 30 separate businesses on 
its 35 acre site in Openshaw.  Over the years it has however suffered from a 
lack of investment partly due to uncertainty over its future role.  The 
Development team are supporting Markets on all property issues relating to 
the market, which is now overseen by a Board and a clear protocol for dealing 
with tenants, property enquiries and future development.  A major options 
study that was commissioned last year has now been completed and 
proposes a phased approach to redevelopment on the site.  The main public 
investment is proposed for the wholesale market halls and the report proposes 
a rationalisation of space and a mix of refurbishment and rebuild on the 
remaining area.  The report also identifies the areas that could be developed 
for other food related uses, including space for the expansion of existing food 
related businesses.  We are currently advising markets on the expansion of 
two existing food related businesses on site and negotiating a lease for the 
food charity Emerge / Fare share to relocate on site into a larger vacant 
property that they will refurbish.   

 
2.33 Land at Pollard Street, New Islington: In December 2019, The Council entered 

into a conditional contract with General Projects for the disposal of land to 
enable the development of a commercial scheme targeting the TMT sector 
and especially SMEs with employment for between 2,500 – 3,000 full time 
employees.  A planning application is anticipated in 2020. 

 
Housing Development 

 
2.34 The Development team play a crucial role in working with Strategic Housing, 

Planning and other partners to deliver the Council’s objectives for Housing and 
this will continue as the need to deliver more quality homes and in particular 
affordable homes in the City becomes more important.  Over the past year the 
team has continued to lead or support the development of family homes 
throughout the City and facilitated several apartment-led schemes. 

  
2.35 Disposal of land assets to support housing delivery with Registered Provider 

partners has been a key output of our activity.  This has included the 
development of housing through project 500 (see below) and on small infill 
sites owned by the Council by Registered Providers such as that at Compass 
Street, where a 38-unit affordable apartment scheme by One Manchester has 
been agreed, with construction commencing in 2020. 



2.36 Project 500 – The Development Team has been working collaboratively with 
Housing colleagues and Registered Providers on Project 500 which is a 
scheme to maximise the delivery of affordable housing on sites identified by 
the Council. The strategic objectives for the project will include development of 
well- planned, high quality low carbon homes, maximising the sustainability of 
new homes along with delivering social investment outcomes. 

 
2.37 The Team has also worked with Registered Providers and other partners to 

facilitate the development of larger affordable housing or mixed tenure / mixed 
use schemes with schemes commenced or completed in the last 12 months. 

 
2.38 Former Stagecoach Site – Construction of 258 new homes over three phases 

of development has commenced. Phase 1 will comprise of 54 family houses 
for market sale and shared ownership. Phase 2 will provide 72 affordable 
Extra Care units to be delivered in partnership with Mosscare St.Vincents 
(MSV) Housing Trust (a Registered Provider). Phase 3 will be a combination 
of apartments for rent, for which detailed planning consent has been obtained 
and it is now proposed that the remainder of the phase 3 land will be 
developed as an affordable housing scheme targeted at the over 55’s.  The 
developer, Rowlinsons, are working with MSV to secure planning consent for 
the scheme which will be a ‘Happi’ design providing approx. 40 apartments. 

 
2.39 Ben Street - The Ben Street project comprised the acquisition and 

refurbishment of 62 vacant and dilapidated properties, in the Clayton area. 
The homes have already been successfully handed over to One Manchester 
and have been very popular with the community. The face-lifts and 
streetscape scheme have dramatically improved the aesthetics of the area 
and there has been on overwhelming positive response the work undertaken. 
In the last 12 months the focus has been in bringing forwarded the Ilk & Alpine 
Street development site forward for circa 66 new affordable homes for sale 
that has required the use of a small compulsory purchase order to provide a 
clean title.   Agreement has been reached with One Manchester to develop 
the site and once they have completed the scheme the Council will transfer 
the freehold title and the Council will receive a £495,000 capital receipt for the 
land. 

 
2.40 Hyde Road / Oasis:  This project completed in March 2020 and has resulted in 

the transformation of a site vacant for over 30 years in a prominent location in 
Gorton District Centre.  The scheme has involved the development of 21 
spacious family homes by One Manchester and a new permanent base for 
Oasis in an attractive building fronting Hyde Road.  The charity’s new 
premises will allow Oasis to expand their services helping vulnerable and 
deprived people within the Gorton area to lead healthier and independent lives 
and contribute to the community in which they live. One of the new occupants 
of the homes is an employee of the adjoining Oasis centre and is delighted 
with her new home.  

 
2.41 Piercy Street:  This is a small site overlooking the Ashton Canal on the edge of 

Ancoats where 17 large modular built properties have been completed by 
Urban Splash under a development agreement with the Council. On 
completion of the last unit on site the freehold of the site will be sold to the 17 



purchasers via a company owned by the homeowners.  In this way the 
management of common areas within the site will be effectively managed and 
the occupiers will have control over these shared spaces.  The Council will 
receive receipts from each plot sale estimated to be £950,000, possibly higher 
on the basis of the sales that are currently taking place.  The scheme is 
subject to a s106 Agreement requiring Urban Splash to provide 4 affordable 
housing units on the site, which will comprise shared ownership homes to be 
managed by Places for People. 

 
2.42 The development team have also worked with colleagues across the Council 

on the transformational Northern Gateway project.   
 
2.43 Northern Gateway – The Development team worked closely with colleagues 

across the Council and FEC to develop and submit a funding bid for Homes 
England Housing Infrastructure Fund monies.  The City Council’s application 
for £51.6m of Housing Infrastructure Fund (HIF) to support the Northern 
Gateway initiative has been successful and a programme of work is being 
identified to address the needs for infrastructure in the location of the Lower 
Irk Valley area of Northern Gateway. The team has also worked closely with 
the developer to assemble sites for future development. 

 
District and Town Centre Development 

 
2.44 District centres play a vital role for local communities. They are often central to 

the identity, character and appeal of a neighbourhood, surrounded by housing 
and accessible to all forms of transport. They can provide the focus for retail, 
leisure, public services, employment and education as well as housing. We 
have been actively involved in a range of initiatives to improve the quality and 
offer in district centres which includes the delivery of new development.  

 
2.45 In Newton Heath there are several vacant sites within the District Centre area 

that when developed will support the Centre’s viability, these include the 
former Market Site, at Millwright Street and a group of property and vacant 
land in a prominent location fronting Oldham Road.  A scheme is currently 
being developed for the construction of Council properties on the former 
Market site and Millwright Street has been identified for an Extra Care 
Scheme.   A scheme for the development of apartments and family housing 
with the new owner of the former Chinese Warehouse (known as the Yes site) 
on Oldham Road is being progressed, with the new owner of the Yes Site and 
One Manchester. The scheme is being designed to potentially incorporate the 
Rosedale building should it become available. The Rosedale Building is 
currently still in the ownership of Daniel John’s Ltd. who lost a Judicial Review 
case with the Council regarding the Council’s refusal to dispose of land for its 
proposals.  The building is currently in very poor condition and there are 
continuing doubts regarding the ability of the company to deliver a feasible 
scheme on the site or to manage the property.   

 
2.46 Harpurhey District Centre: The team are continuing to work with Habro, the 

long leaseholder, to improve and diversify the range and quality of uses within 
the Centre. The market has been transferred from the Council to Habro who 
have appointed an experienced market operator to run the facility and invest in 



a number of improvements to its physical fabric and improve the offer. The 
team are also working with Habro to ensure that any development on 
adjoining sites is appropriate, of high quality and supports the sustainability of 
the district centre.  

 
Leisure, Sport and Education Development 

 
2.47 The Development Team provides property input to the completion of new 

schools which includes the acquisition of land to accommodate new schools or 
school expansions, and negotiating the leases for both Academies and Free 
Schools. This has included the Communications Academy in Harpurhey, the 
Creative and Media Academy in Charlestown, the East Manchester Academy 
in Beswick, Newall Green High School, Wythenshawe and Chorlton High 
School at Hough End, Chorlton Park. A lease has recently been granted to 
The Secretary of State for land at Rayburn Way, Cheetham Hill to facilitate the 
development of an Edens Girls Academy and Edens Boys Academy which will 
accommodate up to 1600 pupils.  

 
2.48 As part of the ongoing Education Basic Needs Projects, assistance will be 

provided to facilitate the extension to the Cheetham CE Community Academy 
at Cheetham Hill and the proposed Academy at Daisy Mill in Longsight.  

 
2.49 The Education Service has identified a requirement to deliver a new 1,200 

place secondary school in Central Manchester.  Following a site review of 
internal assets, it was concluded that no suitable sites were available.  The 
Development Team has been able to agree to acquire the former Showcase 
Cinema which will be enable delivery of the school as well as a significant 
number of houses on the residual land.  A final acquisition cost will be agreed 
following site investigation surveys, with the school identified for opening in 
2022-23. 

 
2.50 Extensive support has been provided to colleagues in Leisure on a number of 

sports related projects, the main one being the relocation of the Rugby 
Football League to land close to the Etihad stadium. 

 
2.51 The RFL agreed to move its 150 office staff from Leeds and Salford Quays to 

land close to the Etihad by 2021, in line with the Rugby World Cup, to be 
staged in England. The Development Team supported the submission of the 
bid to RFL along with Leisure Services and City Football Group. The 
department will lead on the delivery of a new facility for RFL along with other 
National and Regional Governing Bodies already located in Manchester. 
Heads of terms have been negotiated with the RFL to take a 25 year lease of 
office space and the scheme has received approval from the Strategic Capital 
Board at an estimated cost of £8.46m. The design and development of the 
scheme is continuing and it is intended that a planning application will be 
submitted later this year.  It is expected that the development will attract 
additional organisations either to relocate in full or to use for agile working. 

 
 
 
 



Capital Receipts 
 
2.52 Capital receipts will be an important element of the Council’s capital 

programme over the next few years as borrowing becomes more restrictive 
and it is important that sales are progressed if the Council is to receive the 
best value for its assets that can be used to support other spending 
commitments, in addition to driving growth and support the place making 
agenda. 

 
2.53 A total of £4.2m of capital receipts were received in the year 2019/20 from the 

disposal of Council land and property. This is significantly lower than the 
receipts received in previous years and was forecast in last year’s report.  
Over the next few years capital receipts are likely to be more difficult to 
achieve as land values are constrained because of the need to provide sites 
for affordable housing and satisfy climate change policies.  The loss of sites at 
nil value for educational purposes will also impact on the level of receipts. 

 
Investment Estate 

 
2.54 The Investment estate generates income for the Council through the sale or 

lease of land and property to generate capital receipts and secondly in 
maintaining the Council’s investment estate to generate income. Income from 
the Council’s investment estate continues to provide a valuable source of 
revenue for the Council, particularly from its property interests in the Airport. 
Requests from lessees to acquire freeholds or peppercorn leaseholds in 
exchange for capital receipts are generally resisted with income producing 
ground leases being the preferred option.  

 
2.55 The introduction of a new rent accounting system, that utilises existing 

software via CPAD, SAP and Paris, was reported in last year’s report is now 
fully operational and will ensure that the £20m of income collected through this 
system is secure.  It has also resulted in a saving of circa £20k pa from the 
support required for the previous (NSC) system.  

 
2.56 The investment estate generated a total gross income of £21m in 2018/19, 

which is broadly the same as last year.  Income from the Airport leases at 
£9.012m continues to be a major source of this income. Although gross 
income has increased, costs incurred in running the estate including rents, 
empty rates and the costs of managing surplus and regeneration assets has 
also increased meaning that net annual income for the year is circa £17.6m.   

 
2.57 The income figures (gross and net) for 2019-20 does however include £2.37 

from advertising interests and income from these contracts (which will reduce 
next year due to new agreements with the advertising companies) are to be 
moved from this Directorate’s budget and this will result in a lower level of 
income for this budget.  It is hoped that the loss of the advertising budget in 
the next financial year will be offset by increased income from Ancoats 
Commercial estate (that was acquired from the HCA in 2018).  A review of 
rental income from the office, retail and food and drink units is taking place 
which it is anticipated will provide a significant income for the Council.   

 



2.58 It is also expected that there will be a reduction in the current deficit from 
Heron House.  In the last financial year the deficit from Heron was £2.1m but 
this has dropped to £1.88m in 2019-20.   It is hoped that as rent free periods 
from tenants who are now in occupation expire that the liability will drop 
significantly.  

 
2.59 Income from other investments has held up well, although there continues to 

be a modest decrease in income from shops, which reflects a more depressed 
market conditions for retail investments.   

 
2.60 Income from the Arndale Centre continues to fluctuate partly because of the 

reduced demand for retail space, as the head-lease requires the City Council 
to absorb vacant business rates liability.  There are currently a number of 
vacant units within the Arndale including the former BHS building and in Halle 
Square, where the Arndale Centre’s owners scheme to create a food and 
drink hub has struggled to let.  There is also an increased level of vacancies in 
the Arndale Tower.   The empty rates liability from this vacant space will have 
a significant effect on the Council’s income over the next few years but 
because the vacant space within Halle Square has not yet been rated by the 
Valuation Office, this impact has not yet been fully crystallised and income of 
£344k was received for the year.  This however compares to a figure of 
£1.7m, which is the sum the Council was receiving back in 2013 when the 
Centre was fully let. 

 
2.61 The cost incurred in managing land and property that is surplus and held for 

sale or development continues to increase.  Excluding the holding costs of 
Central Retail Park and Bootle Street the gross costs this year was £978k with 
a net figure of £868k, the gross figure being offset by short term income 
secured from temporary lettings and meanwhile uses. 

 
Jacobs Contract  

 
2.62 The management of most of the Council’s non-operational (investment) estate 

and transactional work such as rent-reviews, lease renewals and some 
disposals are dealt with by Jacobs who are the Council’s outsourced property 
management contractor. The new contract has been in place since April 2018 
and contains a number of KPIs in respect of performance on property 
transactions, void levels, rent reviews and management of the estate.  Under 
the terms of the new contract Jacobs have, as their contract requires, supplied 
a statement of social value to set out how they have gone about meeting the 
social value provisions of their tender. 

 
Asset Valuations 

 
2.63 The investment assets are valued on an investment basis by way of a largely 

desk based review by reference to the class of asset and changes in 
investment yields. Surplus properties should ideally be valued on an annual 
basis with operational properties are generally valued on a 5 year rolling 
programme with the valuations carried on a Discounted Replacement Cost 
basis. Over the past few years CIPFA rules have required a greater proportion 
of the estate than the 20% that was normally required and there is a cost 



implication to the Council of this requirement.  Manchester, as with many other 
local authorities has faced an increasing level of queries on their valuations 
from its external auditors and it will be more important going forward that all 
our asset valuations are undertaken in a robust manner that can be fully 
justified. 

 
3.0 Operational Estate and Facilities Update 
 
3.1 The operational estate comprises of the properties used by the Council to 

deliver services. The Corporate Estate and Facilities Service is responsible for 
the operational estate strategy, property advice to services, and acts as the 
Council's corporate landlord. The service is responsible for the management, 
repair and maintenance of the Council’s operational estate and the delivery of 
Facilities Management services including maintaining statutory compliance, 
cleaning, catering, security, and both planned and reactive maintenance. 

 
3.2 The Council's operational estate portfolio consists of approximately 350 

buildings across the city, with a total gross internal area of around 344,000 
square metres. These range from large offices, national sporting venues such 
as the Velodrome, and key heritage sites such as Wythenshawe Hall, through 
to community facilities like libraries, leisure centers, and small pavilions in 
parks. The Estates Team responsibilities include all operational buildings 
(excluding schools), unlet land and certain properties of a public nature which 
are owned by the Council but occupied by other bodies (e.g., the Bridgewater 
Hall). The Facilities Management Team responsibilities cover all of the Estates 
Team portfolio. Additionally, they deliver services to schools and other 
facilities that are not part of the Corporate Landlord model. 

 
3.3 The impact of the Covid pandemic has had a significant impact on the 

operational estate this year, and the Estates and Facilities Management 
Service. A number of key projects and areas of work were delayed; in some 
cases projects were delayed while safe site working practices were 
developed; in other cases, resources were shifted to focus on new priorities. In 
the early stages of the pandemic, the teams worked closely with Health and 
Safety colleagues and building occupants to produce Risk Assessments for 
each building in the operational estate, setting out the approach to making the 
accommodation Covid Secure. The service rapidly rolled out a package of 
measures including a new cleaning specification, self-cleaning packs for staff, 
hand-sanitiser stations, additional soap dispensers and safety signage across 
the estate. Alongside HR and Health and Safety colleagues, guidance for staff 
and managers on building occupancy and other control measures was quickly 
developed. Reactive cleaning measures were developed, and compliance 
visits were put in place (and are ongoing) to ensure control measures were 
being implemented. 

 
3.4 Whilst many teams across the organisation had to quickly adapt to working 

from home, many front line services continued to work from site. The Facilities 
Management service have continued to work from site throughout the 
pandemic, working hard to maintain the estate and ensure it remained clean, 
safe, and secure. During these challenging times the Housekeeping teams in 
particular have worked incredibly hard, and the Directorate Management 



Team would like to take this opportunity to thank them for all their efforts and 
the huge contribution they have made to keeping the estate covid secure.   

 
Operational Estate Activity 
  

3.5 In response to the pandemic, the team has supported the roll out of testing 
and vaccination sites across the City. Working with public health and NHS 
partners, sites were identified, occupation agreements finalised and latterly 
with the targeted asymptomatic testing programme, sites mobilised with the 
Army and Healthworks/Aspire. The Council sites have included the Mass 
Vaccination facility at the Regional Tennis Centre, testing sites at Brownley 
Road Car Park (Wythenshawe) and Platt Fields Park and the Targeted 
Testing facilities in Moss Side Leisure Centre and at the Rates Hall in the 
Town Hall Extension. The mobilisation of these sites has been a collaborative 
effort with colleagues across the Council, NHS partners and our contractors 
and suppliers.  

 
3.6 Despite the disruption caused by the pandemic, the refurbishment of 

Alexandra House was completed on programme and the newly refurbished 
offices opened in February. The building provides a new reception, ground 
floor training suite and eight floors of modern, open-plan office space. The 
mechanical and electrical services have been upgraded, together with the lifts, 
external elevations and windows, and new toilets, staff break-out areas, 
cycling facilities and showers created. The energy efficiency of the building 
has been significantly improved, with an expected reduction in energy use of 
70%. Although the building is only minimally occupied at the current time due 
to covid restrictions, virtual tours of the building have been provided to staff. 
Much positive feedback from staff have been received about the 
refurbishment. The building has recently served as a base of operations to 
support the enhanced community testing across parts of Hulme, Moss Side, 
Whalley Range and Fallowfield.  

 
3.7 The adjacent car park serving Hulme High Street has also been upgraded as 

part of the project and opened to the public in February. The water ingress 
issues have been addressed, the mechanical and electrical systems 
upgraded, and a new passenger lift installed in order to reinstate level access 
between the car park, Hulme High Street and the Library and Leisure Centre.  

 
3.8 The ‘decant’ accommodation (space leased in to accommodate staff whilst 

Alexandra House was refurbished) at City Road East has been vacated, 
decommissioned, and the lease ended, freeing the site for onward 
development.   

 
3.9 The service has continued to support the development of the new Gorton Hub. 

This new build proposal for Gorton will see Primary Care, Integrated Health 
and Care Neighbourhood Teams, Mental Health Services, Job Centre Plus, 
Gorton Library, the Manchester Adult Education Service and One Manchester 
co-locate in a new integrated public service building.   

 
3.10 The scheme is overseen by a Partnership Board, which includes all the public 

services that will occupy the building. A significant effort has been invested in 



developing both the design to RIBA stage 4, and the business case, which 
was approved in February 2020 by each of the public services. Unfortunately, 
the outbreak of the pandemic and the resulting first national lockdown put the 
project on hold.  Whilst the project was paused, it became apparent that 
partner requirements within the hub were likely to be significantly impacted as 
a direct impact of the pandemic upon service provision. At the end of July 
2020, the Executive approved the Gorton Hub development to restart, subject 
to contract review to include provisions for Covid and reviewing the need to 
rescope of the scale of the project with partners. Between August and 
November 2020, the Gorton Hub partners have met with the Project Team in 
order to review the relevant floor plans and confirm any revised requirements 
on a service by service basis. The impact of changes on the design and 
business case were reviewed throughout December and January, and an 
options paper prepared. This will be reviewed by senior officers, Members and 
the Partnership Board in March with a view to moving the project forward.  

 
3.11 The service is leading the plans for the refurbishment of Hammerstone Road 

Depot, which will ensure that Hammerstone Road becomes the Council's 
primary depot. The refurbishment of the site includes replacement of the roof, 
new mechanical and electrical installations, and the creation of new 
accommodation in the main shed. The scheme will also remove all the life-
expired portakabins on site, involve demolition of the poor quality Coca-Cola 
building, as well as ensuring that the hard standing across the site is fit for 
purpose. The scheme will enable the rationalisation of the depot estate, with 
teams moving over from Hooper Street to the newly refurbished Hammerstone 
Road facility. Again, the impact of the pandemic has caused a delay to the 
project, with an initial hold period followed by a period of review with the 
stakeholders and redesign work. However, the project has now entered into 
RIBA stage 4 design, with a logistics plan in place to support the operation of 
the depot during refurbishment. Decant of the main Loco Shed is underway, 
and start on site is expected to commence in June 2021.  While design work 
has been completed, new Electrical Vehicle charging points have been 
installed at the depot (as well as at Longley Lane Depot) in order to support 
the use of Manchester’s first electric Refuse Collection Vehicles. The first 
vehicles entered service in February.  

 
3.12 The former children's centre on Seymour Road has been converted into a 

new, fit for purpose, base for the Leaving Care Service. The building, now 
named by the young care leavers as The Beehive, provides a new reception, 
office space for staff and contact space for care leavers on the ground floor, 
with 6 residential units on the first floor. The scheme has improved the offer 
available to care leavers, while introducing a dedicated residential offer has 
reduced the costs of bought in supported accommodation. Staff also benefit 
from newly refurbished workspace, and their reactions have been positive to 
their new base.  

 
3.13 The Intensive Supervision and Surveillance team (part of the Youth Justice 

Service) works with young people from across the City and as a result 
required a City Centre location from which to deliver services. Estates worked 
closely with the service to identify appropriate premises and secured a 5 year 



lease on space at Commercial Wharf which is located within the Deansgate 
Ward.  The new premises has been fitted out and is now operational.  

 
3.14  At the start of the pandemic, the customer service centre on the ground floor 

of the Town Hall Extension closed, and all customer enquiries moved to online 
and telephone channels. This, and the introduction of the new 8x8 telephony 
system, gave the team the opportunity to review their operating model. The 
customer service centre will now move to an appointment based system, 
meaning the overall footprint required is significantly reduced. The Estates and 
Facilities Service have worked closely with the Customer Service team to 
explore options for a new layout, with a reception point and appointments 
taking place in the existing interview rooms. This has freed up a large area of 
the former customer service centre for use by the Elections Team, so they can 
prepare for the upcoming elections in May with enough room to work within 
social distancing guidelines. The elections and new customer service spaces 
are separated by a partition. The service are exploring longer term options for 
the elections space, including the creation of additional meeting and 
collaboration space.   

 
3.15 The Estates and Facilities Service continue to work closely with both 

Manchester Health and Care Commissioning (MHCC) and the Manchester 
Local Care Organisation (MLCO) partnerships to create both medium and 
longer term estate capacity for their HQ functions. Prior to the pandemic the 
team were working to support the MLCO to relocate as they had outgrown 
their interim space at Fountain Street. The Estates team was also supporting 
MHCC with a reconfiguration of their offices at Parkway 1 and 3. Discussions 
were underway with both partnerships to look for solutions in the longer term 
that would facilitate a joint HQ space for integrated Health and Social Care.  

  
3.16 Whilst the pandemic slowed this work, the MLCO have been relocated from 

Fountain Street, to dedicated space at Bridgewater House, reducing costs. At 
Parkway, MHCC has halved their office footprint. The Estates Team have 
worked alongside the HR and staff engagement workstreams as well as their 
ICT service to create a new office layout that will support three main functions: 
onsite desk based working (for all staff whether permanently office based or 
only 1-2 days per week); additional capacity for meetings; and a dedicated 
flexible area for larger collaborative activity such as workshops or staff 
briefings. Alongside this, the team are working with staff still based at the THX 
to ensure the space there supports the future ways of working for all MHCC 
staff, regardless of site.  

 
3.17 The Estate Team have continued to support to the VCSE sector through the 

Community Asset Transfer programme. This year a lease has been completed 
for the Crossley Street Centre, enabling the Manchester Congolese 
Organisation to deliver a range of community activities to the local residents 
and community, from training and advice support for young people and over 
50’s to a homework club for children. Eight other community asset transfers 
are currently in development with community groups, two of which are close to 
completion including Longsight Youth Centre and Slade Lane Neighbourhood 
Centre. 

 



Facilities Management Service  
 
3.18 Facilities Management have delivered over 18,000 service requests via the 

FM Helpdesk to date this year. 97% of these requests were delivered within 
the agreed target deadlines meeting the service level agreement. The service 
has continued to deploy technology to improve business processes. The 
majority of work requests to contractors are now managed via handheld 
devices, allowing real time updating of job progress onsite. 

 
3.19 The service has supported all the projects described in the section above, 

particularly in respect of building management strategies and transition from 
construction projects to live operational sites. 

 
3.20 As already described above, the service was instrumental in delivering revised 

working arrangements to ensure Covid safe working practices across the 
estate, including assisting colleagues to provide corporate wide Risk 
Assessments and Method Statements, and the installation of equipment and 
adaptations to ensure a Covid secure estate, as well as delivering a high 
quality cleaning service. 

 
3.21 This year, the service arranged and delivered a training event for contract 

partners to ensure the supply chain understood and engaged with the Our 
Manchester principles and behaviors. 

 
3.22 Following a robust tendering process the contract for Security Management 

was issued to the successful bidder, Mitie Security, in April 2020. Facilities 
Management have worked with the new provider to ensure a seamless 
transition between providers, including the transfer of the workforce to the new 
organisation, and the transfer of the Admitted Body Pension Scheme to the 
new supplier.  Mitie currently successfully deliver 5091 hours of security 
provision per week across 30 locations and have attended 887 Alarm call outs 
during the period April 2020 to Jan 2021. 

 
3.23 Working with Mitie, the service have introduced new processes and service 

improvements. This includes carrying out a full skill gap analysis, and 
delivering a programme of re-training to all security personnel; integrating the 
CPAD system across the entire Security Contract to support stakeholders to 
raise security request via the ‘Report it Online’ portal on the intranet; rolled out 
Mitie’s own “Merlin Incident Management” software across the estate 
providing meaningful dashboards of activity across the city’s Parks and Car 
Parks; instigated a programme of electric vehicle rollout, with 50% of the Mitie 
vehicle fleet now electric and the remainder to be introduced in the new 
financial year; and introduced a staff award programme, funded by Mitie, to 
the value of £8,000 a year. 

 
3.24 In addition, Facilities Management have delivered the transfer of the City 

Centre CCTV Public Realm and NCP Multi-Storey Car Parks from the now 
defunct NCP Joint Venture, to Mitie, including the TUPE transfer of 36 
personnel. 

 



3.25 This contract has delivered several Social Value initiatives since April 2020. 
These include 25 staff volunteers supporting the Wythenshawe Waste 
Warriors litter picking initiative, including free provision of tabards, first aid kits 
and pickers, plus a donation of £1071 to support with premises costs and 
development of social media platform; secure distribution of school meal 
vouchers pre and post Christmas as part of the Covid response; supporting 
Wood Street Mission with delivery of Christmas presents;  £1000 donation to 
the “Manchester Big Change Initiative”; and a £1000 donation to the Shared 
Health Foundation for community project support within Manchester.  

 
3.26 The Facilities Management Service manage the planned and preventative 

maintenance programme and the reactive maintenance programme for the 
operational estate working with supplier Engie. This year, the service has fully 
implemented building maintenance compliance to the SFG20 standard across 
the corporate estate. SFG20 is the recognised industry standard for planned 
maintenance of building engineering services. It is the benchmark for working 
standards; providing building managers and contractors with the tools to keep 
buildings properly maintained and compliant. Facilities Management have 
worked with the Capital Programmes Service to put in place a process to 
manage delivery of minor capital works through the FM Helpdesk, and have 
currently delivered eight projects to the value of £210k.  

 
3.27 Facilities Management and Engie have provided ongoing assistance with the 

Covid-Secure programme, helping to install the additional cleaning equipment 
required around the city to allow workplaces to successfully open as Covid 
Secure sites. This has included ongoing maintenance to keep buildings safe 
during building closures, such as additional water hygiene requirements 
(flushing, sampling and tank cleans and chlorination prior to re-openings).  

 
3.28 Engie and Facilities Management continue to support the Carbon Reduction 

Programme (described in more detail later in this report). Engie have installed 
a total of 37 electric vehicle charging points over 3 locations; Hooper Street 
Depot, Longley Lane Depot and Hammerstone Road Depot. This has been in 
conjunction with FM and Capital Programmes. These provide charging 
facilities for the new Biffa waste fleet (Longley & Hammerstone), with FM, 
MCC and partner fleet facilities at Hooper Street Depot. Facilities 
Management and Engie continue to support the Civic Quarter Heat Network 
(CQHN) programme, particularly around the engineering requirements of MCC 
building plant. The teams have worked in partnership with the CQHN 
contractors to allow successful connections to current building systems. This 
work is ongoing, with the Manchester Art Gallery being carefully monitored to 
ensure that humidity and temperatures can be controlled during any isolation 
and connection works.   

 
Asset Management Programme Update  

 
3.29 The Estates Team are responsible for the Council’s annual Asset 

Management Programme (AMP) of capital replacement for operational 
property. Works are evidence based and prioritised using data on the 
condition of property, feedback from occupying services, and through 
inspection, to ensure we continue to meet statutory responsibilities for all 



operational property. The programme supports key priorities including the 
quality of the Council’s service provision, employment, health and well-being 
and carbon efficiency, as well as ensuring our valuable operational assets play 
their part in promoting Manchester as a great place to live, work and enjoy.  

  
3.30 Since 2016/17, measured building surveys have been completed for over 250 

properties. Working closely with services, Capital Programmes and FM, 
Estates have developed an understanding and knowledge about operational 
properties which has informed the development of the AMP ensuring it is 
evidence based, aligned to business need, timely and cost efficient. 

 
3.31 Due to the nature of investments commissioned through the AMP, works can 

often take place over two or more financial years. In 2020/21, the programme 
saw 17 schemes completed, with a further 24 schemes starting on site, and 11 
schemes in design. Examples of projects completed in 2020/21 include: 
replacing the jetty and slipway for the Ghyll Head Outdoor Activities Centre, to 
support the re-opening planned for later this year; replacement booms, 
structural work for the spectator gallery and replacement fire doors at the 
North City Leisure Centre; replacement pulleys and cables for the lifting pool 
at the Manchester Aquatics Centre; replacement safety glazing at Manchester 
Art Gallery and Etrop Court; water booster plant replacement at the Z-Arts 
Centre; replacement roof panels at Wythenshawe Forum; replacement CCTV 
at the Bridgewater Hall; and the completion of priority roof safety works at the 
Etihad Tennis Centre for use as the north west NHS vaccine centre. Other 
schemes in progress include roof work at New Smithfield Market; fire safety 
improvements at the Hall Lane Centre; structural and safety projects at St 
James’s churchyard, Millgate Lane and Stenner Lane; and works across a 
range of heritage properties including Clayton Hall, Phillips Park Chapel, 
Heaton Park Temple, Wythenshawe Hall, and Platt Hall. 

 
3.32 The 2021/22 programme includes end of life replacement at several high 

footfall properties where design commenced during 2020 and which are 
planned to start on site during 2021/22. This includes works at the National 
Football Museum (air conditioning), Bridgewater Hall (chillers and pump 
system), House of Sport (urgent mechanical, electrical and fabric 
replacement), design for the National Cycling Centre and Manchester 
Aquatics Centre refurbishment to RIBA Stage 4, and Z-Arts (roof panels 
replacement). Other works prioritised from the condition surveys includes the 
City Art Gallery (stonework, drainage and services), safety works at Longsight 
and Gorton Markets, fabric works at heritage properties within cemeteries and 
properties within parks. Schemes of work which were delayed during the 
pandemic, including at some leisure facilities, Sharp and Space, are planned 
to commence during 2021.  

 
3.33 During 2020, Estates, working closely with Early Years, commissioned and 

managed a programme of condition surveys for over forty Early Years settings 
across the city. A report on the priority works has now been provided, and 
planning is underway for inclusion in the future programme. 

  



3.34 In all, over fifty projects included in a £13m capital replacement programme to 
the Council’s Operational Estate are currently underway, in design or planned 
to commence on site during 2021/22. 

 
Carbon Reduction Programme 

 
3.35 The 20/21 Carbon Reduction Plan comprises a £7.6 million capital investment 

in energy conservation measures across 11 buildings which will deliver circa 
1,300 tonnes of annual CO2 savings. Installations were delayed slightly by the 
first national lockdown, but have now been delivered. Leisure centres are 
some of our most energy intensive buildings and eight have been upgraded 
with energy conservation measures this year: Wythenshawe Forum; East 
Manchester Leisure Centre; Hough End Leisure Centre; Arcadia Sports 
Centre; Moss Side Leisure Centre; North City Family and Fitness Centre; Belle 
Vue Sports Centre; and Manchester Tennis and Football Centre. The 
improvements cover a range of measures such as upgrading to LED lighting, 
improving lighting controls, upgrading Building Management Systems, and 
installing variable speed drives, as well as solar panel installations at seven of 
the sites, and an energy efficient combined heat and power plant at the 
Wythenshawe Forum. 

 
3.36 In addition to the leisure estate, the lighting in the Town Hall Extension, our 

largest building, has been upgraded to LED, and new controls installed. The 
large buildings at the Space Project and Sharp Project are also being 
improved, the former with a large solar panel installation which is underway; 
the later with solar panels, lighting and building management systems, which 
will be completed the first quarter of next the financial year. As described 
earlier in this report, Alexandra House (our largest office outside the Town Hall 
Complex) has been comprehensively refurbished and re-opened in February, 
with fabric improvements, improved mechanical and electrical systems and 
LED lighting which will reduce carbon emissions by 70%. Electric vehicle 
charging points have also been installed at the Hooper St, Hammerstone and 
Longley Lane Depots, to support the increasing electrification of the Council’s 
vehicle fleet. The team are also piloting novel heating and hot water 
technology with HydroZero, a UK company. This pilot uses hydrogen and 
plasma to produce heat via an electrochemical reaction and has significant 
potential to provide a viable alternative to gas going forwards. HydroZero have 
installed a boiler at Gorton Library, and monitoring of cost and carbon savings 
is underway. 

 
3.37 The Council joined a Greater Manchester consortium to bid to the Government 

Public Sector Decarbonisation Scheme and identified projects in 11 Council 
buildings with a focus on decarbonising heat, with successful projects needing 
to be completed by September 2021. Notification that the bid was successful 
was received on 1st March 2021. The MCC allocation was £19.1m. This 
investment, coupled with further building energy audits and investment cases, 
will form the basis of next years programme.  

 
3.38 The Council successfully attracted over £1.2 million of European Regional 

Development Fund (ERDF) which is being matched to the Council’s capital 
investment to deliver a large rooftop solar scheme and battery storage at the 



Hammerstone Road depot, and Solar PV on car ports at the National Cycling 
Centre.  These projects will deliver circa 415 tCO2 savings annually when 
complete. 

 
3.39 A summary of the carbon savings by building, and by energy efficiency 

measure, for the 20/21 Carbon Reduction Programme are shown in the charts 
below. Solar PV and LED lighting are responsible for around two-thirds of the 
total annual carbon savings. 

 

Building Annual Savings (tCO2) 
 

Wythenshawe Form 297 

Town Hall Extension 169 

East Manchester Leisure Centre 101 

The Sharp Project 295 

Hough End Leisure Centre 74 

Arcadia Sports Centre 59 

Moss Side Leisure Centre 23 

North City Family and Fitness Centre 50 

Belle Vue Sports Centre 123 

Manchester Tennis and Football 
Centre 

23 

Total 1326 

 

 
 
3.40 The Capital Gateway approval process and the Capital Strategy have been 

amended to reflect the Climate Emergency and Climate Change Action Plan. 
The Manchester Low Carbon Build Standard has been developed with input 
from the Estates and Facilities Service and is now being implemented in 
Capital Programmes. The standard has been endorsed by the Manchester 
Climate Change Agency and is supported by the Strategic Capital Board, 
several Portfolio Boards and external partners including the North West 
Construction Hub Board. This work is key to ensuring that carbon reduction is 
an integral part of future capital schemes, whether new build or refurbishment, 
from the very early stages of development and design. The same ethos is 
applied to the Estates Asset Management Programme.  

 



Systems and Records Update  
 
3.41 CPAD is the Council’s Property Asset Delivery system. The system has 

continued to grow and provide tangible benefits to the authority in the area of 
property management and information management. In preparation for the 10 
year anniversary of system use, the CPAD Team have been planning and 
undertaking a number of system and data audits, including a full reporting 
audit, workflow audits, and system updates. This includes a new look 
document management module and testing a brand new system user 
interface (to be rolled out Spring 2021). Continued work to support the 
condition survey project has allowed a large amount of operational site spatial 
data to be improved and updated. 

 
3.42 In addition to the work detailed above, the CPAD Team have continued to 

support remote and onsite working by system users, including day to day 
system support for Facilities Management, Estates and Development, and 
other users, and additions to Case Management to allow electronic sign off for 
property transactions. The Team have also worked with ICT to correlate site 
address data for the Network Refresh Project.  

 
3.43  The Records Team continue to make good progress in identifying and 

cataloging residual parcels of land across the city. In 20/21, 127 sites have 
been identified in Harpurhey and Didsbury East. This is in addition to a further 
393 sites in Ancoats and Beswick, Ardwick, Baguley, Brooklands, Burnage, 
Charlestown,  Cheetham,  Clayton & Openshaw, Didsbury East, Harpurhey, 
Northenden, Sharston, and Woodhouse Park.  

 
3.44 The work above has been undertaken alongside the business as usual activity 

of providing information to the organisation in respect of property ownership, 
transfers and other property transactions. In 20/21 to date, the Records Team 
have added 155 additional transactions to CPAD, 991 additional sites; 
completed 472 site histories; and answered 770 enquiries. The team continue 
to provide services to other departments and members of the public with a 
range of enquiries. 

 
Town Hall Project 

 
3.45 The Estates and Facilities Service support the Our Town Hall Project, with two 

full time team members forming part of the client team. The OTH Project is 
proceeding through RIBA work stage 5 of construction as planned. The 
management contractor, Lendlease, are well into their delivery programme 
despite considerable challenges in creating a covid safe environment in which 
work could continue without disruption. Most of the activity currently involves 
soft strip and strip out of previous infrastructure including mechanical electrical 
and plumbing. The Town Hall’s historic Cavaille-Col organ has also been 
completely removed from the Great Hall, with the room fully scaffolded and all 
the historic luminaires removed. Some structural work has commenced on the 
lower ground floor where all the primary plant for the building will be located. 
The mains power has now been isolated from the building, and remaining life 
and security systems now run from a temporary substation. The site is now 



fully hoarded, and external scaffolding is nearing completion to the top of the 
clock tower and roof levels of the grade one listed structure.  

 
3.46 As part of the ‘soft landings process’ the team are already considering the 

reoccupation of the building in 2024 and how this will be coordinated with the 
main construction programme. Project engagement continues with all the key 
stakeholders to ensure that the new facilities meet client requirements and 
that they are coordinated with any reoccupation plans or expectations. Up and 
coming major structural work during the next twelve months will include 
creating the structural cores for the new passenger lifts which will in the future 
significantly improve access in and around the building, and there are also 
some early works commencing in Albert Square. The Estates and Facilities 
Service continue to have close day to day involvement with this landmark 
project for the people of Manchester. 

 
Future Ways of Working and Estate Rationalisation 

 
3.47 The pandemic has drastically changed the way the estate is being used. The 

response to the pandemic, including the roll out of new ICT capabilities, have 
helped accelerate the adoption of different ways of working. During the 
pandemic, approximately a quarter of the council's workforce continued to 
work from the estate, while around half worked mainly from home, and around 
a quarter worked in a hybrid way, with a mix of onsite and remote working. 

 
3.48 Feedback from staff has shown that increased levels of home working has 

both benefits and challenges. Positive impacts reported by staff include 
improved work life balance, supporting caring responsibilities, reducing 
distractions, and staff still feeling supported. Challenges reported include 
feeling isolated and anxious, missing social interaction at work, and blurred 
boundaries. Individual circumstances have a huge bearing on how these ways 
of working felt to staff. 

 
3.49 As we move into recovery post covid, the majority of operational buildings will 

re-open. However, different ways of working will change the nature of the 
offices in the estate post-covid in particular. The future will involve a more 
blended mix of onsite and remote working for many office based staff. The 
challenge is to build on the cultural and technological changes to ways of 
working, and to take the best of what has been learned, whilst tackling the 
challenges, and to replan a smaller, higher quality, lower cost and lower 
carbon office estate.  

 
3.50 This work involves rethinking how offices are used and fitted out. Office space 

will increasingly be used to support collaboration and connection rather than 
dedicated desk working. Quiet facilities for video calling and virtual meetings 
will become more important, and flexible spaces that can provide choice and a 
mix of uses will be key.  

  
3.51 One of the benefits to this approach is that the amount of office space required 

can be reduced, and this can reduce costs to the Council. Initially this work is 
focused on areas that can deliver benefits quickly. For example, the service 
has agreed with Children’s Services to relocate staff from leased 



accommodation at Universal Square into a smaller space in the Town Hall 
Extension. These moves are underway. The next relocations will focus on 
disposing of leased office space being used for the Town Hall decant. 

 
3.52 A number of principles underpin this work. Most importantly, there is no ‘one 

size fits all’ approach to ways of working. Whilst all staff can have access to 
flexibility, working arrangements will be different depending on the type of 
work and business need. Clearly, not all staff can work more remotely to do 
their jobs, and it is important to consider flexibility in its widest sense. In 
addition, physical offices remain the cornerstone of our estate strategy, rooting 
teams in the localities they serve, creating a visible presence across 
Manchester’s communities. 

 
3.53 A group bringing together Estates, HR and ICT colleagues has been formed, 

led by an SMT sponsor, to help shape these future ways of working. Their 
work programme will include working with service areas to replan how their 
office space can be improved to make the most of new working practices. 
Along side estate changes, the work will also include providing managers with 
the skills to manage a workforce who work in an increasingly blended way; 
drive a culture that is high trust and open to different ways of working; test 
different approaches to meetings; ensure staff have the right tools to do their 
job wherever they work; and ensure staff have tools to engage with their 
peers, their managers and the organisation. 

 
3.54  This report has already set out a number of projects that will support the 

overall rationalisation of the estate. These include the recently completed 
refurbishment of Alexandra House, which has increased capacity at that 
building, and (alongside moves within the Town Hall Extension) will be key to 
disposing of leased in office space at Universal Square and the disposing of 
leased office space being used for the Town Hall decant. The Gorton Hub 
project will, when completed, support the replacement of Gorton Library and 
Gorton South District Office with new, higher quality facilities. The 
Hammerstone Road project will support the rationalisation of depot space. 
Other rationalisation projects underway include reviewing how the Family 
Contact service operates. This has already supported the rationalisation of 
one smaller property, and will allow rationalisation of another in the new 
financial year. Finally, a review of district offices will start in the new financial 
year. 

 
4.0 Conclusions and Recommendations 
 
4.1  This report sets out an update on property activity since the last Annual 

Property Report in November 2019. The work of the property teams makes a 
critical contribution to delivering the Our Manchester Strategy by driving 
growth, and directly supports the Corporate Plan by enabling service 
Directorates to achieve their priorities, ensuring the effective management of 
the estate to support a well-run Council, and reducing carbon emissions. 

 
4.2  The Committee is recommended note and comment on progress to date as 

set out in the report. 


