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Introduction 
 
This Environmental Standards Statement (ESS) is submitted on behalf of 
Peter Street Exclusive Developments Limited (the “Applicant”), in support 
of an application for Planning Permission and Listed Building Consent for 
the redevelopment of 47 Peter Street, Manchester (the “Proposed 
Development” / “Proposals”). The Applicant seeks consent for the 
refurbishment and conversion of the upper floors of the Grade II Listed 47 
Peter Street to provide a luxury hotel.  
 
The proposals include: 

• 30 room luxury hotel within the existing building envelope; of 

which the third floor rooms are duplex with 2 bedrooms  

• Reception 

• Back of house / ancillary areas  

The ESS details the features incorporated into the Proposed Development 
to ensure that relevant standards outlined in Manchester City Council’s 
(MCC) Core Strategy and Guide to Development Supplementary Planning 
Document (SPD) are met. 
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Overview 
 

Site Context 
The Site is located within Manchester City Centre within the St. Peter’s 
Square Conservation Area and faces onto the adjoining Deansgate 
Conservation area. Within immediate proximity to the site lies a large 
number of Grade II and II* listed buildings, including: Manchester Central 
Library, Manchester Town Hall Extensions, St Georges House and the 
Radisson Blu Edwardian Hotel.  
 
47 Peter Street is a Grade II listed former Victorian warehouse and is 
located on a prominent corner bounded on three sides by Peter Street to 
the south, Southmill Street to the west and Bootle Street to the north. On 
the eastern boundary of the site the building abuts a seven-storey 
contemporary office building.  
 
The building currently consists of four-storeys above ground with a 
semi-submerged lower ground / basement level. The elevations are 
principally of red brick with stone dressings. The building suffered fire 
damage in 2012 and the upper floors have remained in a state of disrepair 
since this time, and are currently vacant. The upper and lower ground 
floors are currently occupied by a restaurant ‘Asha’s’, accessed via an 
independent entrance off Peter Street. The reception will be remodelled 
to provide access to the restaurant and hotel.  
 

Report Structure 
The ESS demonstrates how the Proposals have been brought forward in 
the context of sustainable design and construction principles. An overview 
of the relevant sustainability planning policy is provided in Appendix A; and 
the policies of the Core Strategy and Guide to Development in Manchester  
 

 
 
 
 
 
Supplementary Planning Document (SPD) are cross-referenced throughout 
the ESS.  
 
The ESS is broadly structured around the headings of MCC’s Guide to 
Development SPD and includes the following: 

• Environmental Design  

• Energy – incorporating Energy Efficiency and Renewable Energy  

• Water – incorporating Water Management and Weather 

Resilience and Waterways (where applicable) 

• Waste & Materials – incorporating Waste Management and 

Construction Management 

• Biodiversity  

Key Sources 
The ESS is supported by the following documents: 

• Concept Proposals 2018, prepared by Space Plus Architects  

• Design & Access Statement, prepared by Space Plus Architects  

• Transport Statement, prepared by SK Transport Planning  

• Air Quality Assessment, prepared by Temple Group 

• Energy Statement & Ventilation Statement, prepared by Zerum 

• Bat Survey, prepared by Shape Consulting Engineers 
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Sustainability Headlines 
 
The headline sustainability features of the development proposals for 47 Peter Street are summarised in the following table.  

 

THEME SUSTAINABILITY HEADLINE 

 

The Development will be the refurbishment and conversion of an existing, fire damaged, Victorian building on 100% of 
previously developed land; maximising the use of existing materials, avoiding the use of virgin land, whilst adapting the 
building for sustained future use.  

The absence of on-site car parking will strongly encourage sustainable travel, along with high levels of accessibility to city 
centre amenities and surrounding areas via high quality walk / cycle routes, and nearby public transport.  

Air quality impacts have been assessed to inform the design and support the comfort and wellbeing of building end users 
and neighbours.  

 

An outline Energy Strategy has been devised in line with the Core Strategy approach to good energy design and has outlined 
the route to going beyond compliance with Building Regulations Part L 2010 and providing a 15% CO2 reduction across the 
development. 
Reduction of carbon emissions will be sought through a combination of: improved fabric performance; energy efficient 
mechanical and electrical servicing; and LZC technologies such as air source heat pumps.  

 

Sustainable Urban Drainage (SuDS) measures and attenuation systems will be reviewed to mitigate potential increases in 
surface water runoff from within the site. 

A water efficient strategy including low flow/flush sanitaryware will be established to manage daily water consumption by 
occupants. 

Environmental Design 

Energy 

Water 
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THEME SUSTAINABILITY HEADLINE 

 

The Contractor will ensure that the site will be managed in an environmentally and socially considerate manner.  

Opportunities to reduce waste at source, promote resource efficiency, and re-use or recycle materials will be identified in 
order to divert waste from landfill during the construction phase of the development. 

Retention of existing historic structures and materials will significantly reduce embodied carbon and waste arisings, typically 
associated with new construction.  

Waste storage areas will include accessible, dedicated recyclable storage bins to ensure that occupants can take 
responsibility for the management of the waste produced, encouraging the separation of recyclable materials at source. 

 

By locating the Proposed Development on a brownfield site, comprising of an existing building; and ensuring construction 
works take place out of bat nesting & bird breeding seasons, it is anticipated that there will be no net loss of biodiversity.  

Habitat enhancements will be severely constrained by the lack of open space and the urban context of the Development; 
there is deemed limited scope to enhance the local biodiversity. 

 
 
 

Waste & Materials 

Biodiversity 
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Environmental 
Design 
 
Development proposal credentials 
for the following sustainability 
policies are summarised in this 
section: 
  
Guide to Development in 
Manchester, Policy 4.7 & 4.8, 
Environmental Design  
 
MCC Core Strategy, Policy DM1, 
Development Management 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 

The Development will be the refurbishment and conversion of an existing, fire damaged, Victorian building on 100% of 
previously developed land; maximising the use of existing materials, avoiding the use of virgin land, whilst adapting the 
building for sustained future use.  
 
The Site is in a highly sustainable location within Manchester City Centre. It benefits from excellent connectivity to public 
transport, including a range of bus routes, the Metrolink network, and is within easy walking distance to Manchester 
Oxford Road and Deansgate Train Stations. The Site has a Greater Manchester Accessibility Level of 8 indicating an 
exceptional level of accessibility by public transport. Furthermore, the location of the Site and the existing pedestrian 
and cyclist infrastructure provides good opportunities for guests and staff to access surrounding city centre destinations, 
and to encourage linked trips between the hotel and other city centre destinations.  
 
The Transport Statement (accompanying this Application) sets out the transport strategy developed for the Site, which 
includes proposals for: 

• The absence of car parking, as a powerful initiative to encourage sustainable travel; whilst also averting adverse 

impacts to air quality associated with road traffic emissions. 

• Provision of travel information packs / notice boards for guests and staff, detailing local pedestrian and cycle 

routes, cycle parking facilities, public transport provision, and personal travel initiatives.  

• The heritage constraints limit the opportunities for cycle parking to be provided on site. Information will be 

provided to guests on the hotel website regarding opportunities to hire bikes in the city centre for use during 

their stay. Any cycles hired can be stored in the short-stay cycle parking outside the library and on Central Street.  

• Staff who wish to cycle will be encouraged to use the covered and secure cycle parking provided at the TfGM 

Cycle hub at Oxford Road Station. 

The strategy above, along with the Travel Plan (accompanying this Application)  will ensure that both staff and guests can 
access details and route planning information that will enable them to sustainably access the Site.  
 
The Air Quality Assessment (accompanying this Application) reviews the Site, the local setting and the development 
proposals, and concludes it is not considered likely that there will be any significant air quality issues during construction, 
or for future users of the Development or neighbours, providing the recommended construction stage mitigation 
measures are implemented.   
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Energy 
 
Development proposal credentials 
for the following sustainability 
policies are summarised in this 
section: 
  
Guide to Development in 
Manchester, Policy 4.5, Energy 
Efficiency   
 
Guide to Development in 
Manchester, Policy 4.6, Renewable 
Energy  
 
MCC Core Strategy, Policy EN4, 
Reducing CO2 emissions by enabling 
LZC development 
 
MCC Core Strategy, Policy EN6, 
Target framework for CO2 
reductions from LZC energy supplies 
 
MCC Core Strategy, Policy EN7, 
Energy Infrastructure 
 
MCC Core Strategy, Policy EN8, 
Adaptation to climate change  
 

 

 
 
 

The outline Energy Statement and Ventilation Statement (accompanying this Application) describe how the proposed 
design of the building and the mechanical and electrical services strategy will utilise passive and energy efficient 
features to minimise its carbon and environmental footprint and meet the sustainable standards set out in Building 
Regulations.  
 
More specifically, the energy strategy for the Site follows the Energy Hierarchy approach supported in the Core 
Strategy, which advocates prioritising building fabric and services performance improvements over the installation 
of on-site LZC technologies. The Proposals address the energy hierarchy as follows:  
 

• Passive Energy Measures: The energy used for heating the building will be reduced through the thermal upgrade 

of the existing building fabric. Given restrictions associated with the historic status of the building limited 

measures can be taken to achieve high levels of thermal efficiency.  

• Energy Efficiency Measures: Highly efficient plant, heat recovery systems, and energy efficient and highly 

controllable lighting will be specified.  

Heating & cooling: High Coefficient of Performance (COP) VRV refrigerant system to provide energy efficient 

heating and cooling.  

Ventilation: Ventilation systems will incorporate heat recovery devices and energy efficient fan selections to 

reduce energy demand.  

Lighting: Electrical demand for lighting will be minimised through the use of energy efficient lighting throughout.  

• Low or Zero Carbon (LZC) Measures: Air Source Heat Pumps are under consideration to provide a source of low 

carbon heat to the development and reduce CO2 emissions from grid connections.  

Overall, the above combination of passive, energy efficient and LZC measures will provide the potential for a 15% 
CO2 reduction against Building Regulations Part L2B 2010, in line with the requirements of the MCC Core Strategy; 
subject to further investigation of the feasibility of these measures within the constraints of the existing 
building.  Further detail will be provided in the next iteration of the Energy Strategy, to be prepared as detailed design 
progresses.  
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Water 
 
Development proposal credentials 
for the following sustainability 
policies are summarised in this 
section: 
  
Guide to Development in 
Manchester, Policy 4.9, Water 
Management & Weather Resilience  
 
MCC Core Strategy, Policy EN8, 
Adaptation to climate change  
 
MCC Core Strategy, Policy EN14, 
Flood Risk  
 
MCC Core Strategy, Policy EN17, 
Water Quality  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

The UK Government Flood Map for Planning confirms that the Site is located entirely within an area classified as 
Flood Zone 1 which indicates there is less than a 0.1 per cent (1 in 1000) chance of flooding from rivers or sea 
occurring each year.  
 
As the whole of the Application Site is already occupied by the existing building, which is devoid of vegetation, it is 
anticipated that the Proposed Development will not result in an increase in surface water run-off from the site, 
compared to that which currently exists. However, as detailed design progresses the surface water run-off from the 
site will be managed to ensure that it is no greater for the developed site than it was for the pre-development site, 
and allowances will be made to safely manage future increases in run-off due to changing climates.   
 
A water efficient strategy will be established to manage daily water consumption by occupants considering: 

• Low flow/flush taps, showers and toilets  

• A-rated, low water consuming appliances (where provided)  

• Water meters and sub-meters to enable tenants to monitor water use 

• Water leak prevention and leak detection systems  

The construction site will be managed in an environmentally considerate manner. The Code of Considerate Practice 
to be adopted by the contractor will involve adhering to best practice policies to prevent ground and surface water 
pollution.   
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Waste &  
Materials 
 
Development proposal credentials 
for the following sustainability 
policies are summarised in this 
section: 
  
Guide to Development in 
Manchester, Policy 4.10, Waste 
Management 
 
Guide to Development in 
Manchester, Policy 4.13 & 4.14, 
Construction Management  
 
MCC Core Strategy, Policy EN19, 
Waste 

 
 
 
 
 
 
 
 
 
 
 
 
 

The Design & Access Statement (accompanying this Application) confirms that a limited amount of demolition / 
structural alteration works to the existing building fabric are proposed. Furthermore, as part of the refurbishment 
works it is proposed to enhance the existing building fabric to ensure the future viability of the building without 
compromising its historic significance. Proposed measures include: 

• The maintenance / refurbishment of the existing sash windows to ensure that there is adequate draught 
proofing, improving thermal efficiency, and reduction in external noise levels. 

• The under drawing of the roof soffit with an insulated plaster board to enhance the thermal performance and 
reduce the amount of heat lost due to air leakage. 

• Making good / reinstating the damage caused by several fires. 

• The existing internal brickwork is to remain exposed where possible; with remedial works such as repointing 
undertaken where required.  

• The reinstatement of sash window sills in timber.   

• The retention of the existing rear staircase. 
 
As the Proposed Development retains and restores a significant proportion of existing elements that have been 
present for over a century, the embodied energy of construction materials will be significantly lower on 47 Peter 
Street than new construction. Furthermore, the waste arisings typically associated with new build construction will 
be considerably reduced.  
 
Opportunities will be identified to recover demolition materials, reduce construction waste at source, promote 
resource efficiency, and re-use or recycle materials, in line with the principles of the Waste Hierarchy.  
 
During construction, the contractor will ensure that environmental opportunities and risks, relating to materials, 
waste, deliveries, noise, dust and public protection, are identified and managed appropriately to ensure due care of 
the local environment and community.  
 
The management of waste produced during the operational phase of the Proposed Development will be considered 
and addressed through the design process. In line with MCC Waste Storage and Collection Guidance for New 
Developments, waste storage areas will include accessible, dedicated recyclable storage bins to ensure that occupiers 
can take responsibility for the management of the waste produced, encouraging the separation of recyclable 
materials at source. 
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Biodiversity 
 
Development proposal credentials 
for the following sustainability 
policies are summarised in this 
section: 
  
Guide to Development in 
Manchester, Policy 4.15, 
Biodiversity  
 
MCC Core Strategy, Policy EN9, 
Green Infrastructure 
 
MCC Core Strategy, Policy EN15, 
Biodiversity & Geological 
Conservation 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

It is anticipated that the Site as it stands, comprising entirely of the existing four-storey, plus lower ground floor, 
Victorian building, is of low ecological value. Due to the anticipated low baseline ecological value of the site and lack 
of open space, a formal ecological assessment, to identify any flora requiring protection and advise of measures to 
enhance local biodiversity, has not been carried out. The Applicant has appointed Ecologists to undertake a site 
inspection for bats and nesting birds.  
 
The Bat Survey (accompanying this Application) confirms the Site consists entirely of a former warehouse and the 
habitats within the immediate and wider landscape comprise predominately of buildings and hard landscaping with 
infrequent planted trees. The former warehouse does not provide suitable habitat for nesting black redstart, 
kingfisher or peregrine; but does provide nesting and roosting habitat for pigeons.  
 
The habitat surrounding the Site provides negligible suitability to support foraging and commuting bats. The 
preliminary roost assessment and presence/absence survey suggest that the former warehouse does not currently 
support a bat roost and the surrounding landscape provides minimal foraging opportunities. The proposed 
renovation of the former warehouse is therefore considered to have a negligible impact on the local bat population.  
 
As the Proposed Development is an existing building, adjacent to neighbouring existing buildings, public footpaths 
and highways, there is deemed limited scope to enhance the local biodiversity. However, by locating the Proposed 
Development on a brownfield site, comprising the refurbishment and conversion of an existing building; and ensuring 
construction works take place out of bat nesting & bird breeding seasons, it is anticipated that there will be no net 
loss of biodiversity.  
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National Planning Policy Framework (NPPF), July 2018 
 
The Government published the revised National Planning Policy Framework on 24th July 2018 with the policies within it applicable from this date. It replaced 
the previous NPPF, published in 2012.  
 
The revised NPPF incorporates policy proposals previously consulted on in the Housing White Paper and the Planning for the right homes in the right places 
consultation; along with additional proposals set out in Budget 2017 to change planning policy and legislation to bring forward more land in the right places.  
 
The following tables summarise pertinent policies relevant to environmental sustainability within the current NPPF.  
 

14. MEETING THE CHALLENGE OF CLIMATE CHANGE, FLOODING & COASTAL CHANGE 

148 

 

The planning system should support the transition to a low carbon future in a changing climate, taking full account of flood risk and coastal change. It should 
help to: shape places in ways that contribute to radical reductions in greenhouse gas emissions, minimise vulnerability and improve resilience; encourage the 
reuse of existing resources, including the conversion of existing buildings; and support renewable and low carbon energy and associated infrastructure. 

Planning for climate change 

149 

 

Plans should take a proactive approach to mitigating and adapting to climate change, taking into account the long-term implications for flood risk, coastal 
change, water supply, biodiversity and landscapes, and the risk of overheating from rising temperatures48. Policies should support appropriate measures to 
ensure the future resilience of communities and infrastructure to climate change impacts, such as providing space for physical protection measures, or making 
provision for the possible future relocation of vulnerable development and infrastructure. 

150 New development should be planned for in ways that:  

a) avoid increased vulnerability to the range of impacts arising from climate change. When new development is brought forward in areas which are vulnerable, 
care should be taken to ensure that risks can be managed through suitable adaptation measures, including through the planning of green infrastructure; and  

b) can help to reduce greenhouse gas emissions, such as through its location, orientation and design. Any local requirements for the sustainability of buildings 
should reflect the Government’s policy for national technical standards.  

151 To help increase the use and supply of renewable and low carbon energy and heat, plans should:  

a) provide a positive strategy for energy from these sources, that maximises the potential for suitable development, while ensuring that adverse impacts are 
addressed satisfactorily (including cumulative landscape and visual impacts);  

b) consider identifying suitable areas for renewable and low carbon energy sources, and supporting infrastructure, where this would help secure their 
development; and  

c) identify opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating 
potential heat customers and suppliers.  
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14. MEETING THE CHALLENGE OF CLIMATE CHANGE, FLOODING & COASTAL CHANGE 

152 Local planning authorities should support community-led initiatives for renewable and low carbon energy, including developments outside areas identified in 
local plans or other strategic policies that are being taken forward through neighbourhood planning. 

153 

 

In determining planning applications, local planning authorities should expect new development to:  

a) comply with any development plan policies on local requirements for decentralised energy supply unless it can be demonstrated by the applicant, having 
regard to the type of development involved and its design, that this is not feasible or viable; and  

b) take account of landform, layout, building orientation, massing and landscaping to minimise energy consumption.  

154 When determining planning applications for renewable and low carbon development, local planning authorities should:  

a) not require applicants to demonstrate the overall need for renewable or low carbon energy, and recognise that even small-scale projects provide a valuable 
contribution to cutting greenhouse gas emissions; and  

b) approve the application if its impacts are (or can be made) acceptable. Once suitable areas for renewable and low carbon energy have been identified in 
plans, local planning authorities should expect subsequent applications for commercial scale projects outside these areas to demonstrate that the proposed 
location meets the criteria used in identifying suitable areas.  

Planning and flood risk 

155 Inappropriate development in areas at risk of flooding should be avoided by directing development away from areas at highest risk (whether existing or future). 
Where development is necessary in such areas, the development should be made safe for its lifetime without increasing flood risk elsewhere.  

156 Strategic policies should be informed by a strategic flood risk assessment, and should manage flood risk from all sources. They should consider cumulative 
impacts in, or affecting, local areas susceptible to flooding, and take account of advice from the Environment Agency and other relevant flood risk management 
authorities, such as lead local flood authorities and internal drainage boards. 

157 

 

All plans should apply a sequential, risk-based approach to the location of development – taking into account the current and future impacts of climate change 
– so as to avoid, where possible, flood risk to people and property. They should do this, and manage any residual risk, by:  

a) applying the sequential test and then, if necessary, the exception test as set out below;  

b) safeguarding land from development that is required, or likely to be required, for current or future flood management;  

c) using opportunities provided by new development to reduce the causes and impacts of flooding (where appropriate through the use of natural flood 
management techniques); and  

d) where climate change is expected to increase flood risk so that some existing development may not be sustainable in the long-term, seeking opportunities to 
relocate development, including housing, to more sustainable locations  

158 The aim of the sequential test is to steer new development to areas with the lowest risk of flooding. Development should not be allocated or permitted if there 
are reasonably available sites appropriate for the proposed development in areas with a lower risk of flooding. The strategic flood risk assessment will provide 
the basis for applying this test. The sequential approach should be used in areas known to be at risk now or in the future from any form of flooding. 

159 If it is not possible for development to be located in zones with a lower risk of flooding (taking into account wider sustainable development objectives), the 
exception test may have to be applied. The need for the exception test will depend on the potential vulnerability of the site and of the development proposed, 
in line with the Flood Risk Vulnerability Classification set out in national planning guidance. 
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14. MEETING THE CHALLENGE OF CLIMATE CHANGE, FLOODING & COASTAL CHANGE 

160 The application of the exception test should be informed by a strategic or site-specific flood risk assessment, depending on whether it is being applied during 
plan production or at the application stage. For the exception test to be passed it should be demonstrated that:  

a) the development would provide wider sustainability benefits to the community that outweigh the flood risk; and  

b) the development will be safe for its lifetime taking account of the vulnerability of its users, without increasing flood risk elsewhere, and, where possible, will 
reduce flood risk overall.  

161 Both elements of the exception test should be satisfied for development to be allocated or permitted. 

162 Where planning applications come forward on sites allocated in the development plan through the sequential test, applicants need not apply the sequential 
test again. However, the exception test may need to be reapplied if relevant aspects of the proposal had not been considered when the test was applied at the 
plan-making stage, or if more recent information about existing or potential flood risk should be taken into account. 

163 When determining any planning applications, local planning authorities should ensure that flood risk is not increased elsewhere. Where appropriate, 
applications should be supported by a site-specific flood-risk assessment. Development should only be allowed in areas at risk of flooding where, in the light of 
this assessment (and the sequential and exception tests, as applicable) it can be demonstrated that:  

a) within the site, the most vulnerable development is located in areas of lowest flood risk, unless there are overriding reasons to prefer a different location;  

b) the development is appropriately flood resistant and resilient;  

c) it incorporates sustainable drainage systems, unless there is clear evidence that this would be inappropriate;  

d) any residual risk can be safely managed; and  

e) safe access and escape routes are included where appropriate, as part of an agreed emergency plan.  

164 Applications for some minor development and changes of use should not be subject to the sequential or exception tests but should still meet the requirements 
for site-specific flood risk assessments set out in footnote 50 of the NPPF 2018. 

165 Major developments should incorporate sustainable drainage systems unless there is clear evidence that this would be inappropriate. The systems used should:  

a) take account of advice from the lead local flood authority;  

b) have appropriate proposed minimum operational standards;  

c) have maintenance arrangements in place to ensure an acceptable standard of operation for the lifetime of the development; and  

d) where possible, provide multifunctional benefits. 
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15. CONSERVING & ENHANCING THE NATURAL ENVIRONMENT 

170 

 

Planning policies and decisions should contribute to and enhance the natural and local environment by:  

a) protecting and enhancing valued landscapes, sites of biodiversity or geological value and soils (in a manner commensurate with their statutory status or 
identified quality in the development plan);  

b) recognising the intrinsic character and beauty of the countryside, and the wider benefits from natural capital and ecosystem services – including the 
economic and other benefits of the best and most versatile agricultural land, and of trees and woodland;  

c) maintaining the character of the undeveloped coast, while improving public access to it where appropriate;  

d) minimising impacts on and providing net gains for biodiversity, including by establishing coherent ecological networks that are more resilient to current and 
future pressures;  

e) preventing new and existing development from contributing to, being put at unacceptable risk from, or being adversely affected by, unacceptable levels of 
soil, air, water or noise pollution or land instability. Development should, wherever possible, help to improve local environmental conditions such as air and 
water quality, taking into account relevant information such as river basin management plans; and  

f) remediating and mitigating despoiled, degraded, derelict, contaminated and unstable land, where appropriate.  

171 

 

Plans should: distinguish between the hierarchy of international, national and locally designated sites; allocate land with the least environmental or amenity 
value, where consistent with other policies in this Framework; take a strategic approach to maintaining and enhancing networks of habitats and green 
infrastructure; and plan for the enhancement of natural capital at a catchment or landscape scale across local authority boundaries. 

172 Great weight should be given to conserving and enhancing landscape and scenic beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty, 
which have the highest status of protection in relation to these issues. The conservation and enhancement of wildlife and cultural heritage are also important 
considerations in these areas, and should be given great weight in National Parks and the Broads. The scale and extent of development within these designated 
areas should be limited. Planning permission should be refused for major development other than in exceptional circumstances, and where it can be 
demonstrated that the development is in the public interest. Consideration of such applications should include an assessment of:  

a) the need for the development, including in terms of any national considerations, and the impact of permitting it, or refusing it, upon the local economy;  

b) the cost of, and scope for, developing outside the designated area, or meeting the need for it in some other way; and  

c) any detrimental effect on the environment, the landscape and recreational opportunities, and the extent to which that could be moderated.  

173 Within areas defined as Heritage Coast (and that do not already fall within one of the designated areas mentioned in paragraph 172 above), planning policies 
and decisions should be consistent with the special character of the area and the importance of its conservation. Major development within a Heritage Coast is 
unlikely to be appropriate, unless it is compatible with its special character. 

Habitats & biodiversity  

174 To protect and enhance biodiversity and geodiversity, plans should:  

a) Identify, map and safeguard components of local wildlife-rich habitats and wider ecological networks, including the hierarchy of international, national and 
locally designated sites of importance for biodiversity56; wildlife corridors and stepping stones that connect them; and areas identified by national and local 
partnerships for habitat management, enhancement, restoration or creation; and  

b) promote the conservation, restoration and enhancement of priority habitats, ecological networks and the protection and recovery of priority species; and 
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15. CONSERVING & ENHANCING THE NATURAL ENVIRONMENT 

identify and pursue opportunities for securing measurable net gains for biodiversity.  

175 

 

When determining planning applications, local planning authorities should apply the following principles:  

a) if significant harm to biodiversity resulting from a development cannot be avoided (through locating on an alternative site with less harmful impacts), 
adequately mitigated, or, as a last resort, compensated for, then planning permission should be refused;  

b) development on land within or outside a Site of Special Scientific Interest, and which is likely to have an adverse effect on it (either individually or in 
combination with other developments), should not normally be permitted. The only exception is where the benefits of the development in the location 
proposed clearly outweigh both its likely impact on the features of the site that make it of special scientific interest, and any broader impacts on the national 
network of Sites of Special Scientific Interest;  

c) development resulting in the loss or deterioration of irreplaceable habitats (such as ancient woodland and ancient or veteran trees) should be refused, unless 
there are wholly exceptional reasons and a suitable compensation strategy exists; and  

d) development whose primary objective is to conserve or enhance biodiversity should be supported; while opportunities to incorporate biodiversity 
improvements in and around developments should be encouraged, especially where this can secure measurable net gains for biodiversity.   

176 The following should be given the same protection as habitats sites:  

a) potential Special Protection Areas and possible Special Areas of Conservation;  

b) listed or proposed Ramsar sites; and  

c) sites identified, or required, as compensatory measures for adverse effects on habitats sites, potential Special Protection Areas, possible Special Areas of 
Conservation, and listed or proposed Ramsar sites.  

177 The presumption in favour of sustainable development does not apply where development requiring appropriate assessment because of its potential impact on 
a habitats site is being planned or determined. 

Ground conditions & pollution 

178 

 

Planning policies and decisions should ensure that:  

a) a site is suitable for its proposed use taking account of ground conditions and any risks arising from land instability and contamination. This includes risks 
arising from natural hazards or former activities such as mining, and any proposals for mitigation including land remediation (as well as potential impacts on the 
natural environment arising from that remediation);  

b) after remediation, as a minimum, land should not be capable of being determined as contaminated land under Part IIA of the Environmental Protection Act 
1990; and  

c) adequate site investigation information, prepared by a competent person, is available to inform these assessments. 

179 Planning policies and decisions should ensure that:  

a) a site is suitable for its proposed use taking account of ground conditions and any risks arising from land instability and contamination. This includes risks 
arising from natural hazards or former activities such as mining, and any proposals for mitigation including land remediation (as well as potential impacts on the 
natural environment arising from that remediation);  

b) after remediation, as a minimum, land should not be capable of being determined as contaminated land under Part IIA of the Environmental Protection Act 
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15. CONSERVING & ENHANCING THE NATURAL ENVIRONMENT 

1990; and  

c) adequate site investigation information, prepared by a competent person, is available to inform these assessments. 

180 Planning policies and decisions should also ensure that new development is appropriate for its location taking into account the likely effects (including 
cumulative effects) of pollution on health, living conditions and the natural environment, as well as the potential sensitivity of the site or the wider area to 
impacts that could arise from the development. In doing so they should:  

a) mitigate and reduce to a minimum potential adverse impacts resulting from noise from new development – and avoid noise giving rise to significant adverse 
impacts on health and the quality of life;  

b) identify and protect tranquil areas which have remained relatively undisturbed by noise and are prized for their recreational and amenity value for this 
reason; and  

c) limit the impact of light pollution from artificial light on local amenity, intrinsically dark landscapes and nature conservation.  

181 Planning policies and decisions should sustain and contribute towards compliance with relevant limit values or national objectives for pollutants, taking into 
account the presence of Air Quality Management Areas and Clean Air Zones, and the cumulative impacts from individual sites in local areas. Opportunities to 
improve air quality or mitigate impacts should be identified, such as through traffic and travel management, and green infrastructure provision and 
enhancement. So far as possible these opportunities should be considered at the plan-making stage, to ensure a strategic approach and limit the need for issues 
to be reconsidered when determining individual applications. Planning decisions should ensure that any new development in Air Quality Management Areas 
and Clean Air Zones is consistent with the local air quality action plan.  

182 Planning policies and decisions should ensure that new development can be integrated effectively with existing businesses and community facilities (such as 
places of worship, pubs, music venues and sports clubs). Existing restrictions places on them as a result of development permitted after they were established.  
Where the operation of an existing business or community facility could have a significant adverse effect on new development (including changes of use) in its 
vicinity, the applicant (or ‘agent of change’) should be required to provide suitable mitigation before the development has been completed.     

183 The focus of planning policies and decisions should be on whether proposed development is an acceptable use of land, rather than the control of processes or 
emissions (where these are subject to separate pollution control regimes). Planning decisions should assume that these regimes will operate effectively. 
Equally, where a planning decision has been made on a particular development, the planning issues should not be revisited through the permitting regimes 
operated by pollution control authorities.  
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Manchester Climate Change Strategy 2017-50 
 
‘Manchester will play its full part in limiting the impacts of climate change… 
and by 2025 will be on a path to being a zero carbon city by 2050’ 
 
This is the commitment in ‘Our Manchester’ the Manchester Strategy for 
2016-25, published just one month after the international climate change 
negotiations in Paris in December 2015.  
 
Following this commitment, the Manchester: A Certain Future Steering 
Group and Manchester Climate Change Agency have produced a 
Manchester Climate Change Strategy (MCCS) 2017-50 and 
Implementation Plan 2017-22, which were launched on the 5th December 
2016. 
 
The MCCS sets out an approach to realising the commitment for 
Manchester to become a zero carbon, climate resilient City. The headline 
objectives of the strategy are as follow:  
1. Sustainable economy and jobs  

2. Healthy communities  

3. Resilience to climate change  

4. Zero carbon  

5. Culture change 

Key thematic actions are set out as follows: 
6. Buildings: very low and zero carbon existing and new buildings  

7. Energy: supplied by 100% clean energy by 2050  

8. Transport: decarbonising local transport system by 2050 and 

managing Manchester Airport’s CO2 emissions as part of an 

international scheme  

9. Resources and waste: zero waste by 2050  

10. Food: sustainable food production and consumption  

 

 

 

11. Green spaces and waterways: for climate resilience and carbon 

sequestration  

The buildings section of the MCCS is particularly relevant to this ESS.  

Buildings 
The MCCS envisages that the standards that Developers build to will 
increase over time, driven by local demand and policy, reaching net zero 
carbon by the early 2020s. This shift aims to avoid creating assets with low 
long-term value which have high carbon and running costs and climate 
vulnerability ‘locked in’ to their design. By developing policies 
collaboratively with developers and other built environment professionals, 
this transition will be able to be managed so that supply chains and 
expertise can be built up over time, and that zero carbon buildings are 
commercially viable for the developers constructing them. Local 
businesses, colleges and universities will play a key role in helping to 
develop these skills as well as supporting the development of innovative 
new construction products and technologies.  
 
Zero Carbon 
The MCCS states that the definition of zero carbon applied to Manchester 
will be shaped by international, national and local policy to ensure 
consistency. Whether Manchester adopts a top-down policy approach to 
zero carbon remains to be seen; the MCCS suggests a more collaborative, 
market-driven approach will be pursued.  
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Manchester City Council’s Core Strategy 
 
Manchester City Council’s Core Strategy sets out the strategic approach to development for the city up 2027. The Core Strategy was adopted in July 2012 and 
is the key Development Plan Document in the Local Development Framework (LDF).  
 
The following table summarises the policies relevant to sustainability within the Core Strategy.  
 

ENVIRONMENTAL STANDARDS DESCRIPTION 

Core Strategy Policy DM1   

Development Management 

Subject to scheme viability, developers will be required to demonstrate that new development incorporates sustainable 
construction techniques as follows (In terms of energy targets this policy should be read alongside policy EN6 and the higher 
target will apply):  
For new residential development meet as a minimum the following Code for Sustainable Homes standards. This will apply 
until a higher national standard is required:  

1. Year 2010 – Code Level 3;  

2. Year 2013 - Code Level 4;  

3. Year 2016 - Code Level 6;  

In light of the conclusion to the Housing Standards Review published on 25 March 2015, it is assumed that the Code Level 
requirements of the Core Strategy are no longer a material consideration.  
For new commercial developments to demonstrate best practice which will include the application of the BREEAM (Building 
Research Establishment Environmental Assessment Method) standards.  

Core Strategy Policy EN1 

Design Principles & Strategic Character 
Areas 

All development will be expected to follow the seven principles of urban design, as identified in national planning guidance 
and have regard to the strategic character area in which the development is located. 

Core Strategy Policy EN3  

Heritage 

The Council will encourage development that complements and takes advantage of the distinct historic and heritage 
features of its districts and neighbourhoods, including those of the City Centre. 

Core Strategy Policy EN4   

Reducing CO2 Emissions by Enabling Low 
& Zero Carbon (LZC) Development 

All development must follow the principle of the Energy Hierarchy, being designed: 

•  to reduce the need for energy through design features that provide passive heating, natural lighting and cooling 

•  to reduce the need for energy through energy efficient features such as improved insulation and glazing 

•  to meet residual energy requirements through the use of low or zero carbon energy generating technologies 
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ENVIRONMENTAL STANDARDS DESCRIPTION 

Wherever possible new development and retrofit projects, including energy generation plant, must be located and designed 
in a manner that allows advantage to be taken of opportunities for LZC energy supplies. 

Where possible new development and retrofit projects will be used as a mechanism to help improve energy efficiency and 
provide LZC energy supplies to existing buildings. 

Where appropriate new development and retrofit projects will be required to connect to and/or make contributions to LZC 
energy schemes and/or to incorporate provision to enable future connection to any existing / potential decentralised energy 
schemes. 

The use of building materials with low embodied carbon in new development and refurbishment schemes. 

Core Strategy Policy EN5 

Strategic Areas for LZC decentralised 
energy infrastructure  

New development, regeneration and retrofit projects, within the following strategic areas will be expected to take place in 
the context of more detailed proposals for decentralised low and zero carbon energy infrastructure in the form of energy 
proposals plans. 

1. The Regional Centre, which also includes the Oxford Road Corridor and Eastlands 

2. District Centres and associated major development sites 

3. Airport Strategic Site 

4. Strategic housing location 

5. Strategic employment locations 

Core Strategy Policy EN6  

Target Framework for CO2 Reductions 
from Low & Zero Carbon Energy Supply 

Applications for residential development of 10 or more units and all other development over 1,000 sq. m will be expected to 
comply with the target framework. This should be demonstrated through an energy statement. Such a statement will be 
expected to set out the projected energy demand and gross CO2 emissions (i.e. both regulated and unregulated) for all 
phases of the development.  

Core Strategy Policy EN7 

Energy Infrastructure  

There will be a general presumption in favour of low and zero carbon decentralised energy schemes, subject to further 
conditions set out in the Core Strategy.  

Core Strategy Policy EN8 

Adaptation to Climate Change 

All new development will be expected to be adaptable to climate change in terms of the design, layout, siting and function 
of both buildings and associated external spaces. In achieving developments, which are adaptable to climate change 
developers should have regard to the following, although this is not an exhaustive list: 

1. Minimisation of flood risk by appropriate siting, drainage, and treatment of surface areas to ensure rain water 
permeability  

2. Reduction in urban heat island effect through the use of Green Infrastructure such as green roofs, green walls, 
increased tree cover and waterways 

3. The need to control overheating of buildings through passive design 

4. The opportunity to provide linked and diverse green space to enhance natural habitats which will assist species 
adaptation 
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ENVIRONMENTAL STANDARDS DESCRIPTION 

Core Strategy Policy EN9 

Green Infrastructure  

New development will be expected to maintain existing green infrastructure in terms of its quantity, quality and multiple 
function. 

The Council will encourage developers to enhance the quality and quantity of green infrastructure, improve the 
performance of its functions and create and improve linkages to and between areas of green infrastructure.  

Where the benefits of a proposed development are considered to outweigh the loss of an existing element of green 
infrastructure, the developer will be required to demonstrate how this loss will be mitigated in terms of quantity, quality, 
function and future management. 

Core Strategy Policy EN14  

Flood Risk 

In line with the risk-based sequential approach contained within PPS25, development should be directed away from sites at 
the greatest risk of flooding.  

A site-specific Flood Risk Assessments (FRA) will also be required for all development proposals, including changes of use, on 
sites greater than 0.5ha within Critical Drainage Areas (CDAs) and Canal Hazard Zones identified in the SFRA. 

All new development should minimise surface water run-off, including through Sustainable Drainage Systems (SUDS) and 
the appropriate use of Green Infrastructure.  

Where feasible and appropriate development should seek to open up culverted/hidden rivers to reduce the associated flood 
risk and danger of collapse, taking advantage of opportunities to enhance biodiversity and Green Infrastructure.  

Core Strategy Policy EN15 

Biodiversity & Geological Conservation  

Developers will be expected to identify and implement reasonable opportunities to enhance, restore or create new 
biodiversity, either on-site or adjacent to the site, contributing to linkages between valuable or potentially valuable habitat 
areas where appropriate. 

Any adverse impacts on biodiversity will need to be justified against the wider benefits of the proposal, assessed against 
other LDF policies. Where adverse impacts are unavoidable, developers will be required to provide appropriate mitigation 
and/or compensation. 
Development should wherever possible seek to maintain, enhance or restore existing geology. 

Core Strategy Policy EN16  

Air Quality  

Developers will be expected to take measures to minimise and mitigate the local impact of emissions from traffic generated 
by the development, as well as emissions created by the use of the development itself, including from Combined Heat and 
Power and biomass plant.  

Core Strategy Policy EN17 

Water Quality  

With reference to the Manchester-Salford-Trafford Strategic Flood Risk Assessment (SFRA) and other relevant documents:  

• Development should avoid any adverse impact on water quality, including during the construction phase, and 

wherever possible should seek to enhance water quality, both chemical and ecological; 

• Development should minimise surface water run-off from development and associated roads, and maximise the 
use of appropriate sustainable drainage systems, to minimise groundwater contamination, and to avoid pollutants 
reaching watercourses; 

• Development close to a watercourse should also ensure that waste or litter cannot enter the watercourse from the 
site; 
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ENVIRONMENTAL STANDARDS DESCRIPTION 

• Development should, where feasible and appropriate, seek to open up any culverted or hidden watercourse 
beneath the site to improve the ecological status of that watercourse 

Core Strategy Policy EN18 

Contaminated Land & Ground Stability  

The Council will give priority for the remediation of contaminated land to strategic locations. Any proposal for development 
of contaminated land must be accompanied by a health risk assessment 
All new development within former mining areas shall undertake an assessment of any associated risk to the proposed 
development and, if necessary, incorporate appropriate mitigation measures to address them. 

Core Strategy Policy EN19  

Waste  

The Council will: 

• Promote the principles of the waste hierarchy to prevent, reduce, re-use, recycle, recover energy from and finally 
dispose of waste 

• Require all developers to submit a waste management plan to demonstrate how both construction and demolition 
waste will be minimised and recycled on site wherever possible and how the sustainable waste management needs of 
the end user will be met. 

• Encourage communities to take responsibility for the waste they create through the provision of accessible facilities. 
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Manchester City Councils’ Guide to Development in Manchester Supplementary Planning Document 
 
The Core Strategy requires that all new developments should accord with the design guidance set out in the Supplementary Planning Documents. The Guide 
to Development in Manchester SPD was adopted on 11th April 2007 and provides a set of reasoned principles to guide developers, designers and residents. 
These principles include a number of environmental standards in Section 4 as follows:  
 

ENVIRONMENTAL STANDARDS DESCRIPTION 

Energy Efficiency 

Policy 4.5 

Developers should aim to reduce CO2 emissions by at least 25% more than the requirements of the current Building 
Regulations (2006).  
Note: The current version of Building Regulations is the 2013 version which require a greater reduction in CO2 emissions than 
the above SPD requirement, as standard.  

Renewable Energy  

Policy 4.6 

Developers should aim for at least 20% of final site energy demand to be met by on-site renewable energy technologies. 

Developers should investigate energy generation opportunities before designing building envelopes or fixing their location, 
to optimise utilisation of wind, solar and geothermal resources.  

Environmental Design  

Policy 4.7 & 4.8 

For commercial buildings, developers should use the Building Research Establishment Assessment Method (BREEAM). 
Developments should be achieving a design and post-construction rating of “Very Good”.  

Water Management &  

Weather Resilience  

Policy 4.9 

Sustainable urban drainage systems (SuDs) should be included, and the amount of hard surfacing minimised. 

Developers will be expected to prepare a Flood Risk Assessment for proposals in an area of identified flood risk.  

Developers should seek to use water efficiently through specification of water efficient devices and through the use of 
rainwater harvesting and greywater recycling.  

Waste Management  

Policy 4.10 

Developers will be increasingly required to consider how reduction and recycling of waste will be tackled on site.  

All developments should have a waste management strategy included in the Environmental Standards Statement.  

Construction Management  

Policy 4.13 & 4.14 

Opportunities for reuse of existing structures should be explored, and where this is not appropriate, materials should be re-
used on-site. Materials that are environmentally friendly, of low embodied energy, locally sourced, and can be recycled or 
reclaimed, should be prioritised.  

During construction, appropriate measures should be put in place to manage and control the waste generated, the 

amount of water and energy used, and any potential releases to water, land and air. 

Biodiversity  

Policy 4.15 

Developments should result in no let loss in overall biodiversity value and maximise opportunities to meet and exceed a 
target to achieve a 10% net increase in tree cover across new developments.  

Waterways  

Policy 4.16 

Developers working in close proximity to the City’s waterways should demonstrate how public access, environment and 
management will be enhanced. Developers should landscape to ensure that the site run-off and blown waste does not enter 
watercourses, even during extreme weather conditions.  
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