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1 INTRODUCTION 

Background 

1.1 Vectos have been commissioned by Manchester Quays Ltd to discharge planning conditions 9 and  
18 to the planning permission, for the Globe & Simpson development which forms part of the St 
John’s development located in Central Manchester.  The development consists of the following:  

“Erection of a 9 storey building (including ground) comprising workspace (Use Class B1) and flexible 
commercial floorspace at ground level (Use Class A1, A3 and / or B1), referred to as Building 2, 
above basement level for car and cycle parking, together with new public realm, landscaping, 
provision of external seating areas, access and other associated works." 

1.2 The Date of Application was 30.10.18 and the Date of Approval 17.01.2019. and 29.01.2020 for Minor 
Material Amendment.  The wording of Conditions 6 and 18 are given below and state the following:    

Condition 9 – Taxi Areas:  

Prior to the commencement of the development, other than enabling works comprising demolition, 
piling and construction of the sub structure, full details of the design and location of all taxi areas, has 
been submitted to, and approved in writing by, the City Council as local planning authority..  

Condition 18 – Waste:   

Prior to the commencement of the development, other than enabling works comprising demolition, 
piling and construction of the sub structure, a scheme for the storage (including segregated waste 
recycling) and disposal of refuse shall be submitted to and approved in writing by the City Council as 
local planning authority. The details of the approved scheme shall be implemented as part of the 
development and shall remain in situ whilst the use or development is in operation. 

1.3 We set out next an overview of development as background to the context to the condition discharge 
and then consider each matter separately. 
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2 DEVELOPMENT PROPOSALS 

Introduction 

2.1 The Globe & Simpson Development will provide a commercial building with a total gross floor area of 
12,222 sqm.  The accommodation schedule for the building is given in Dwg SJQ-102 AXS XX XX SH 
A 00901 overleaf.  If we exclude the basement and landlord spaces, then the space to be occupied 
by tenants and therefore by office employees is shown as 8,011sqm.   

2.2 The ground floor layout is shown in Dwg SJQ-102 AXS XX L00 DR A 20200. 

2.3 From the second floor up the development will be occupied by WPP, a multinational company 
combining communications, advertising, public relations and related businesses.  The day to day 
operations at Globe & Simpson will be managed by the occupiers but the overall building 
management lies with building management team: 

All + Property Management,  
Anthony Rothwell, Head of FM  
T:0161 413 4557 
E:Anthony.rothwell@allplusmanagement.com. 
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3 TAXI LAY-BY 

3.1 In the initial planning application for Globe and Simpson, the development included a hotel which was 
expected to generate taxi movements.  Therefore the access strategy included a taxi pickup/drop off 
lay-by on New Quay Street west of the traffic signals at Gartside Street.   

3.2 With the amended planning application and approval, the development no longer includes a hotel 
land use.  The office based land use along with some ancillary commercial land uses will not 
generate the level of taxi activity that would justify a lay-by.   

3.3 For this reason, the Taxi Drop-off/Pickup Layby has been excluded as part  of the access strategy. 

3.4 For this reason there is No Taxi Lay-by proposed and the public realm layout around the building 
including the frontage along New Quay Street is shown in Dwg SJQ-102-EXA-XX-L00-DR-L-
000100. 

3.5 It can be seen that the frontage now includes a row of trees along New Quay Street. 
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4 WASTE MANAGEMENT STRATEGY 

Introduction  

4.1 To discharge Condition 18 we present below the Waste Management Strategy for the Globe & 
Simpson development along with the Waste Pro-Forma given in Appendix A as required in the MCC 
guidance GD04. 

4.2 Based on forecasts from the occupiers, it is estimated that the building would be occupied by up to 
945.  This is lower than previous forecast occupancy levels.  It is recognised that the COVID-19 
pandemic may have changed working practices and in particular increased working from home and 
more flexible working practices which means that the expected waste generation could be lower than 
these estimates.      

Office Waste Forecast 

4.3 The Waste forecast of the office use is based on BS 5906-2005 which forecasts a rate of 50 litres 
per employee per week.  This rate of waste generation is based on surveys around 20 years ago 
and since then office working practices are changing with greater electronic communication and 
filing, which has significantly reduced the volumes of paper waste and so these forecasts are 
considered to be very much on the robust side.  The weekly and daily waste forecast is given below:       

50 Litres x 945  = 47,250 Litres of waste per Week 

= 9,450  Litres of waste per Day 
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Recycling Waste Streams Forecasts   

4.4 The waste forecasts and the recycling streams for Globe & Simpson are described below in Table 
4.1 together with the bin storage requirement.  

 

Bin Storage  

4.5 This robust forecast based on high historic office waste generation rates and high occupancy levels 
shows a requirement for 11 Eurobins.  The bin store layout is shown in Dwg SJQ-102 AXS XX L00 
DR A 20200 and in Figure 4.1 overleaf. It can be seen that the bin store has space for a minimum of 
12 x 1100litre Eurobins.    

4.6 These bin stores will be kept clean and there will be a water tap in the bin store to help with that. 

Table 4.1 Waste Generation & Recycling Rates 

St Johns Place - Globe & Simpson Waste Forecast Vectos 21.07.21 v4

Waste Forecast Based on Area Schedule (NIA):

SJQ-102 AXS XX XX SH A 00901 

Globe & Simpson 

Workspace 

Person Forecast 

Workspace Area = 945 persons 

Weekly Waste Forecast 

BS5906:2005 forecasts 50 litres per employee per week 

= 47250 Litres of waste per Week 

9450 Litres of waste per Day

Recycling Streams 

General 
Refuse Organic Plastic/ Metal Glass

*Based on Mix of Case Studies Waste /Recycling 30% 5% 50% 13% 2%

Waste - Litres Per Day 3308 4725 1418 9450
1100l Eurobin 1100l Eurobin 1100l Eurobin 

Bin Lifts per Day 4 5 2 11

Co-mingled

Paper/ Card Total 

General&Organic 
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Figure 4.1 Bin Store Layout 

Waste Management Strategy   

4.7 The occupiers of Globe & Simpson are expected to employ best practice for managing waste.  

4.8 The expected bin provision is indicated below.  Traditionally office workers would have a waste bin 
next to each desk.  However this is does not encourage waste segregation and so the office floor 
bins are located in more central locations on the office floor.  

Reception:  

— Batteries 

— WEEE 

— Printer cartridges 

 

Kitchen:  

— Food Waste Caddy 

— General Waste  

— Mixed recyclables (Plastic/Metals)  

— Glass  

 

Comingled 

General Waste  Paper/Card  
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Central Locations in Office (as required):  

— Mixed Recyclables (Plastic/Metals) 

— Confidential paper 

— Paper/Cardboard  

— General waste 

 

4.9 A key element of the waste strategy is to avoid single use plastics.  Therefore, it is proposed that 
water coolers are connected to the water supply and staff will use glasses rather than plastic cups.  

4.10 There will be some confidential waste that need shredding.  It is expected that 
this will first be managed at each location where the confidential waste is 
generated.  A contractor will be instructed to collect that waste in appropriate 
sacks that are sealed and recorded.  That waste is then taken down via goods 
lift to the loading bay and then transferred to a waiting shredding lorry that will 
destroy the documents and confirm their destruction.  

4.11 The printer toner cartridges or electrical equipment generated from the office 
floors can often be sent off in the post or collected by a courier.  It is assumed 
that this type of waste is managed that way rather than being sent into 
through the general waste streams.  

Waste Transfer   

4.12 The occupiers of Globe & Simpson would arrange for cleaners to collect the segregated waste from 
each floor and take the waste in sacks via the lifts to the ground floor.  As the bin store is accessed 
from New Quay Street, the cleaners will exit onto New Quay Street to access the bin store.  If there is 
unusual waste (such as furniture) this can be collected by arrangement with the waste collection 
company possibly with a charge. 
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Waste Collection Frequency   

4.13 The building managers would monitor the waste accumulation and as the bins become full and when 
they require emptying, they will call the waste operator for collection.  It is expected that a waste 
collection would be made every day depending on the volumes in each waste stream and how the 
waste contractor collects waste and in particular how they accept combined waste. 

4.14 Refuse collections would be made early in the morning and here the management company or the 
waste operator under their direction for Globe & Simpson would arrange that the bins are brought to 
the collection area prior to collection.  The bins would then be returned to storage immediately 
afterwards.   

4.15 For collection, the bins can simply be wheeled onto the pavement ready for collection either by the 
waste contractor or the on-site management team.  The bins would be returned immediately 
afterwards.  

Conclusions  

4.16 The above Waste Strategy demonstrates that waste collection from Globe & Simpson will be 
managed efficiently and will accord with good practice.  
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Trees

As specified in drawing SJQ-102-EXA-XX-L00-DR-L-000200.

For advanced urban tree pit system refer to drawing

SJQ-102-EXA-XX-L00-DR-L-000701. In-ground lighting to M&E specifications

Soft landscape

Arborraft cell system

Indicative arborraft cell layout to be validated by supplier. For

advanced urban tree pit system refer to drawing

SJQ-102-EXA-XX-L00-DR-L-000701

NOTE:

All surface finished & product details subject to final coordination with Allied

London & sign off.

Trees in free standing planters

Multi-stem trees H:960mm x 1600Ø free standing

forliftable planter. Pinto finish as supplied by Logic or

similar approved
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Appendix A 

WASTE PRO-FORMA 
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Appendix A Proforma for Planning Applications 
 

MANCHESTER 
  CITY COUNCIL 

 
Planning Application - Waste Management Strategy 

 
Planning Application Number  121721/FO/2018 and 125222/JO/2019 (Amendment) 
Date Submitted: 30.10.18 and 29.01.2020 for the amendment  

 
Estimated volumes/ m2 required by the development 

 
Low Rise Domestic 

 
 

Waste Types 
Capacity 
Required 
(litres) 

Number of bins 
required per 
household 

Confirm what is 
to be provided 

General refuse 140 / 240 1 x wheeled bin 
 

Pulpable Recycling 140 / 240 1 x wheeled bin 
 

Mixed Recycling 
140 / 240 1 x wheeled bin 

 

Garden Waste 140 / 240 1 x wheeled bin 
 

Food Waste 23 1 x 23 litre caddy 
 

 
High Rise Apartment Developments 

 
 Yes/No - how much space has been provided? 

0.43m2 has been provided per 
apartment for the container space. 
Space to manoeuvre and access 
containers individually has also 
been provided so that each 
container can be accessed and 
removed for collection individually. 

 



 

Commercial Developments 
Please state number of bins you propose, showing calculations where appropriate.    

 

 

   Has / will a contract be obtained with a licensed waste carrier?                         Yes   
Mixed Use Developments 

 Are the stores for residential and commercial separate from each other?               N/A 
   

  

Globe & Simpson, St Johns   

 
 
General Waste (including Food waste) – 4 x 1100 litre Eurobins 
Pulpable Recycling – 5 x 1100 litre Eurobins 
Plastic/metal/Glass Co-mingled – 2 x 1100 litre Eurobins 
 
Office Based Calculations 
 
The waste forecast for Office land use is derived from BS5906:2005 which forecasts waste based 
on the number of employees.  For this building we have assumed that the Number of occupants 
= 945 persons (based on Occupier forecasts). 
 
The British Standard, forecasts a waste generation of 50 litres per employee per week.  This office 
waste generation is considered robust as since the surveys that form the basis for the British 
Standard, offices now tend to communicate and file information electronically rather than using 
paper. 
 
Estimated at 5 Collections per week.  Collections combined with other Buildings in St Johns  

Table 4.1 Waste Generation & Recycling Rates 

St Johns Place - Globe & Simpson Waste Forecast Vectos 21.07.21 v4

Waste Forecast Based on Area Schedule (NIA):

SJQ-102 AXS XX XX SH A 00901 

Globe & Simpson 

Workspace 

Person Forecast 

Workspace Area = 945 persons 

Weekly Waste Forecast 

BS5906:2005 forecasts 50 litres per employee per week 

= 47250 Litres of waste per Week 

9450 Litres of waste per Day

Recycling Streams 

General 
Refuse Organic Plastic/ Metal Glass

*Based on Mix of Case Studies Waste /Recycling 30% 5% 50% 13% 2%

Waste - Litres Per Day 3308 4725 1418 9450
1100l Eurobin 1100l Eurobin 1100l Eurobin 

Bin Lifts per Day 4 5 2 11

Co-mingled

Paper/ Card Total 

General&Organic 



 

 
Internal Stores (Residential and Commercial) 
Please provide details of internal stores / segregation of waste and recycling. 

 
Storage Areas for Waste Containers (Residential and Commercial) 

 
Please provide details of container stores, attaching plans if appropriate. 
 

 
 

 
  

Ensure all bins in the store are accessible Y 

Ensure recycling facilities are as easy to access as general refuse Y 

 
Globe & Simpson Bin Store  
 
 
The bin store with the allocation of bins for each indicative waste stream is shown below.   
 
 

 
 
 
 
 
 
 

Pulpable 
General Refuse  
(inc Food Waste) 
Co-mingled 
 

Refuse Lorry  



 

Please confirm details of waste store ventilation and hygiene / cleaning proposals 

 

 

Please provide details of who will be responsible for placing the bins at the collection point 
and returning them to the store I property promptly e.g. resident/ management company 

 

 
Please ensure that you have attached: 

 
Detailed plans of waste stores Y 
Location plans showing stores Y 
Location plans showing the proposed collection point and the route the collection 
vehicle will take 

Y 

 
 

Please ensure that you have completed this form in accordance with our GD04 Waste 
Storage and Collection Guidance for New Developments. 

 
Ventilation – ventilation will be incorporated into the design of the bin stores in accordance with 
current design guidelines. A water tap will be included to ease cleaning.  

 
Hygiene - The floor and walls of waste stores must be constructed and finished in materials that are 
impervious and easily kept clean.  They would have water taps to ease cleaning.   The store would 
include CCTV and be monitored 

The Occupiers will have day to day responsibility for Waste Management and they will employ 
cleaners and Refuse Collection operators to undertake this operation.  The bins would be 
taken out immediately prior to and returned immediately after collection.   The overall 
responsibility for waste management lies with the on-site building management team: 
All + Property Management,  
Anthony Rothwell, Head of FM  
T:0161 413 4557 
E:Anthony.rothwell@allplusmanagement.com. 
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Contact 

London 
Network Building,  
97 Tottenham Court Road,  
London W1T 4TP.  
Tel: 020 7580 7373   
 
Bristol 
5th Floor, 4 Colston Avenue,  
Bristol BS1 4ST 
Tel: 0117 203 5240  
 
Cardiff 
Helmont House, Churchill Way,  
Cardiff CF10 2HE 
Tel: 029 2072 0860   
 
Exeter 
6 Victory House, 
Dean Clarke Gardens,  
Exeter EX2 4AA 
Tel: 01392 422 315   
 
Birmingham 
Great Charles Street,  
Birmingham B3 3JY 
Tel: 0121 2895 624   
 
 

Manchester 
Oxford Place, 61 Oxford Street,  
Manchester M1 6EQ.   
Tel: 0161 228 1008   
 
Leeds 
7 Park Row, Leeds LS1 5HD 
Tel: 0113 512 0293   
 
Bonn 
Stockenstrasse 5, 53113,  
Bonn, Germany 
Tel: +49 176 8609 1360    
www.vectos.eu 
 
 
Registered Office 
Vectos (North) Limited 
Oxford Place 
61 Oxford Street 
Manchester M1 6EQ. 
Company no. 07794057 




