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1. INTRODUCTION 

Element Sustainability has been commissioned by Bruntwood Scitech to review the sustainability performance 

of the proposed scheme at Circle Square Plot 3, Manchester. 

 

The purpose of this statement is to summarise the relevant policy background and requirements of Manchester 

City Council (hereafter referred to as the council) and demonstrate the ways in which the developer, Bruntwood 

Scitech, has addressed these aims through their proposals, ensuring all practicable measures have been taken 

in order to deliver a sustainable development at this site. 

 

Details of the design attributes, specifications and characteristics of the scheme are appraised in order to 

demonstrate how the proposals contribute to sustainable development in Manchester and seek to mitigate the 

environmental impacts of the scheme, providing a sustainability appraisal in support of the planning application. 
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2. DEVELOPMENT PROPOSALS 

2.1 Development Site Description 
 

The site is located in the landmark mixed-use Circle Square development, within The Oxford Road Corridor 

Innovation District. The entire masterplan is bound by Charles Street to the North, Princess Street to the East, 

Mancunian Way to the south and Oxford Road to the west, with the River Medlock occupying the north eastern 

corner of the site.  

 

On the original Circle Square Masterplan, the site is identified as Plot 12/13 and is positioned along the eastern 

border. To the west of No. 3 Circle Square is the Manchester Technology Centre which is currently used as a 

commercial office building with retail units located on the ground floor. In between these two blocks will be the 

new Symphony Garden, a significant new landscaped space, that extends the existing Symphony Gardens. North 

of the site sits the Vita Student blocks and the River Medlock. Beyond Princess Street, to the east of the site, 

lies the University of Manchester North Campus comprising a number of buildings used for education and 

research purposes. A multi-storey car park and Premier Inn Hotel occupy the southern boundary. 

 

Figure 2.1- Circle Square Masterplan 

 

 
 

 

2.2 Development Proposals 
 

The proposed development comprises the construction of a new 15 floor use class E office building with 

ground floor retail space, that aims to be Net Zero Carbon in both embodied carbon and operation. The 

building will provide a mix of facilities at ground floor and ground floor mezzanine levels, including; a 

reception with informal meeting spaces and host station, cyclist facilities, ancillary accommodation, plant 

spaces, 3 sub-stations and a café/restaurant with kitchen area. The first to thirteenth floors will be occupied 

by conventional office space, whilst the 14th floor will include a range of amenity spaces, lounge areas, 

informal meeting spaces, an events area and 2 outdoor terraces. In addition to this, a new section of public 
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realm will be created, to complement the site-wide landscaping strategy and provide external spill out space 

for the ground floor amenities.  

 

Figure 2.2 – Proposed Ground Floor Layout 

 

 
 

 

Figure 2.3 – Proposed Typical Upper Floor Layout 

 

 
 

 

Figure 2.4 – Proposed Fourteenth Floor Layout 
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Figure 2.5 – Proposed Mezzanine Layouts 

 

 
 

 

Figure 2.6 - Proposed Roof Layout 

 

 
 

 

Figure 2.6 Proposed North and East Elevation Plan 
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Figure 2.7 Indicative elevations to demonstrate heights at 14 storeys 
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3. POLICY REVIEW 

3.1 National Planning Policy 
 

The National Planning Policy Framework (NPPF) 2021 states that the planning system should play an active role 

in guiding development to sustainable solutions. At the heart of the 2021 updated NPPF lies the ‘presumption’ 

in favour of sustainable development; the golden thread running through plan-making and decision taking. 

There are three dimensions to sustainable development, as stated within the NPPF: economic, social, and 

environmental. These dimensions give rise to the need for the planning system to perform a number of roles: 

 

An economic role – contributing to building a strong, responsive, and competitive economy, by ensuring that 

sufficient land of the right type is available in the right places and at the right time to support growth and 

innovation; and by identifying and coordinating development requirements, including the provision of 

infrastructure; 

 

A social role – supporting strong, vibrant, and healthy communities, by providing the supply of housing required 

to meet the needs of present and future generations; and by creating beautiful and safe places, with accessible 

local services that reflect the community’s needs and support its health, social and cultural well-being; and 

 

An environmental role – contributing to protecting and enhancing our natural, built, and historic environment; 

and, as part of this, helping to improve biodiversity, use natural resources prudently, minimise waste and 

pollution, and mitigate and adapt to climate change including moving to a low carbon economy. 

 

These dimensions are considered to be mutually dependent with the NPPF, in its entirety, defining sustainable 

development. The NPPF states that ‘the purpose of the planning system is to contribute to the achievement of 

sustainable development’ (paragraph 7).  It summarises the objective of sustainable development as meeting 

the needs of the present without compromising the ability of future generations to meet their needs. It goes 

on to state that at a similarly high level, members of the United Nations – including the United Kingdom – have 

agreed to pursue the 17 Global Goals for Sustainable Development in the period to 2030. These address social 

progress, economic well-being, and environmental protection. 

 

3.2 Local Planning Policy 
 

3.2.1 Manchester Core Strategy 
 

Manchester's Core Strategy (CS) was adopted on 11th July 2012 and is the key Development Plan Document in 

the Local Development Framework (LDF). 

 

CS Policy DM 1 - Development Management requires all development to have regard to a number of 

development principles. Subject to scheme viability, developers may be required to demonstrate that new non-

domestic development to achieve a BREEAM Rating of ‘Very Good’ or for domestic development to achieve the 

Code for Sustainable Homes standard1. 

 

CS Policy EN 4 - Reducing CO2 Emissions by Enabling Low and Zero Carbon Development requires all 

development to follow the principle of the Energy Hierarchy, being designed: 
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• 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; and 

 

• To meet residual energy requirements using low or zero carbon energy generating technologies. 

 

CS Policy EN 5 - Strategic Areas for low and zero carbon decentralised energy infrastructure include: 

 

• The Regional Centre, which also includes the Oxford Road Corridor and Eastlands; 

• District Centres and associated major development sites; 

• Airport Strategic Site; 

• Strategic housing location; and, 

• Strategic employment locations. 

 

Within these areas, new development, regeneration and retrofit projects 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.  
 

CS Policy EN 6 - Target Framework for CO2 Reductions from Low or Zero Carbon Energy Supplies requires 

applications for residential development of 10 or more units and all other development over 1,000m2 to meet, 

as a minimum, the targets shown in the tables below, unless unviable.  

 

Table 3.1 – Policy EN6 CO2 Emissions Reduction Targets; Non-Domestic 

 

Target % Minimum Requirements 

Target One: Network development area 

CHP/District heating anchor or connection or 

where not feasible a 15% increase on Part L 

2010 

Target Two: Electricity intense buildings 

(Applies to commercial uses with a high 

proportion of emission from electricity use (>45 

kg CO2/m2) 

+10% increase on Part L 2010 

Target Three: Micro generation area +15% increase on Part L 2010 

 

The Proposed Development falls under the Target 2 criteria and must comply with Part L (2013). The emission 

reductions targeted within policy EN6 relate to Building Regulation Part L 2010. As a consequence of the 

reduction in emission rates required by current building regulations (Part L, 2013) relative to Part L 2010, the 

revised equivalent target CO2 emission reductions for the residential scheme are presented below: 

 

• Non-domestic – 6% building emission rate reduction over Part L 2013.  

 

Please note that the Proposed Development was registered with Building Control prior to 15th June 2022 and 

therefore will be compliance checked against the Part L2A (2013) Building Regulations.  

 

CS Policy EN 8 – Adaption to Climate Change requires all new development 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: 
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• Minimisation of flood risk by appropriate siting, drainage, and treatment of surface areas to ensure 

rainwater permeability; 

 

• Reduction in urban heat island effect using Green Infrastructure such as green roofs, green walls, 

increased tree cover and waterways; 

 

• The need to control overheating of buildings through passive design; and 

 

• The opportunity to provide linked and diverse green space to enhance natural habitats which will assist 

species adaptation. 

 

CS Policy T 1 – Sustainable Transport aims to deliver a sustainable, high quality, integrated transport system to 

encourage modal shift away from car travel to public transport, cycling and walking, to support the needs of 

residents and businesses and to prepare for carbon free modes of transport, the Council will support proposals 

that: 

 

• Improve choice by developing alternatives to the car; 

 

• Promote regeneration and economic vitality by relieving traffic congestion and improving access to 

jobs and services, particularly for those most in need and for those without a car; 

 

• Improve access to transport services and facilities to enable disabled people and people with mobility 

impairments to participate fully in public life; 

 

• Improve pedestrian routes and the pedestrian environment; 

 

• Improve and develop further Manchester’s cycle network (for example the Manchester Cycleway and 

the Trans Pennine Trail); and 

 

• Facilitate modes of transport that reduce carbon emissions e.g., by incorporating charging points for 

electric vehicles, subject to their appropriate design and location. 

 

3.2.2 Guide to Development in Manchester, Supplementary Planning Document 
 

Manchester's Core Strategy requires that all new residential developments should accord with the design 

guidance set out in the Supplementary Planning Documents (SPD). The Guide to Development in Manchester 

SPD was adopted on 11thApril 2007 and supports and enhances the ongoing shaping of the City by providing a 

set of reasoned principles which will guide developers, designers and residents. These principles include a 

number of environmental standards, and includes the following categories which are identified in the SPD: 

 

• Energy Efficiency;    •     Renewable Energy; 

 

• Environmental Design;    •     Water management and weather 

resilience; 

 

• Waste management;    •     Construction management; 

 

• Biodiversity;     •     Waterways. 
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3.2.3 Manchester’s Great Outdoors  
 

A Green and Blue Infrastructure Strategy for Manchester aims to invest in the city’s green and blue 

infrastructure over the next 10 years (by 2025). Four objectives have been established to enable the 

vision to be achieved:  

 

1. Improve the quality and function of existing green and blue Infrastructure, to maximise the 

benefits it delivers. 

 

2. Use appropriate green and blue infrastructure as a key component of new developments to 

help create successful neighbourhoods and support the city’s growth. 

 

3. Improve connectivity and accessibility to green and blue infrastructure within the city and 

beyond. 

 

4. Improve and promote a wider understanding and awareness of the benefits that green and 

blue infrastructure provides to residents, the economy and the local environment. 

 

3.2.4 Climate Emergency  
 

On 10th July 2019, a motion asking MCC to formally declare a climate emergency was unanimously 

agreed. The motion declares that climate change is a serious risk to Manchester's future, and 

demonstrates MCC’s commitment to embedding the issue as an integral part of councils decision-

making process, making sure all key decisions are taken with the city's target of becoming zero-carbon 

by 2038 in mind.  

 

The actions are structured into five key sections as follows:  

 

• Buildings and energy;  

• Transport and travel;  

• Reducing consumption based emissions and influencing suppliers;  

• Climate adaptation, carbon storage and carbon sequestration;  

• Influencing behaviour and being a catalyst for change. 

 

In March 2020 the Executive adopted the Manchester Climate Change Framework 2020-2025. The five-

year framework sets out measures that MCC will take to reduce carbon emissions from its buildings, 

energy use and transport by 50% between 2020 and 2025, based on a 13% year on year reduction 

trajectory. The Plan also includes retrofitting buildings to improve energy efficiency, increasing the use 

of Electric Vehicles, and seeking 100% renewable energy. Whilst this has also not been formally adopted 

into planning policy, it is a key consideration for future development proposals. 

 

The Council have also supported the establishment of the Oxford Road Corridor Zero Carbon Sub-Group 

to accelerate action in this strategically important area of the city. Zero carbon ambitions are now being 

included in all Strategic Regeneration Framework (SRF) documents. 

 

3.2.5 Oxford Road Corridor Strategic Spatial Framework 
 

The Strategic Spatial Framework (SSF) has been prepared on behalf of the Oxford Road Corridor 

Partnership to accompany the Corridor Strategic Vision to 2025 and identify the spatial principles that 

should support the strategic themes and objectives set out in that document. 
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The SSF identifies a number of key sustainability drivers which will promote sustainable development 

within the Oxford Road Corridor, and help Manchester achieve is target of becoming zero carbon by 

2038. These include: 

 

• New development to positively respond to existing strategic and planning policies relating to 

sustainability, energy and climate change. 

 

• Reduce the need for energy through design features, efficiency features, and the use of low 

and zero carbon energy. 

 

• Consideration of design, siting and layout of new development in terms of ensuring it is 

adaptable to climate change (including factors such as flood risk, urban heat island effect, 

overheating and species adaptation). 

 

3.3 Emerging Policies  
 

The Draft ‘Places for Everyone’ (PfE) Plan is a new long-term plan of nine Greater Manchester districts 

(Bolton, Bury, Manchester, Oldham, Rochdale, Salford, Tameside, Trafford and Wigan) for jobs, new 

homes, and sustainable growth. It has been prepared by the GMCA on behalf of the nine districts.  

 

The Draft Plan will determine the kind of development that takes place across the city-region, 

maximising the use of brownfield land and urban spaces while protecting green belt land from the risk 

of unplanned development. It will also ensure all new developments take a positive approach to 

renewable and low carbon developments and includes an expectation that new development will be 

net zero carbon from 2038.  

The consultation for the PfE concluded in October 2021 and that it is now expected to progress to 

examination. It is therefore considered that the Plan is in an advanced stage of preparation. 

 

3.4 Regulatory Framework 
 

Building Regulations, Part L - Conservation of Fuel and Power sets the compliance standards for energy 

demand and carbon dioxide emissions from buildings. Guidance on how to meet the requirements of 

this regulation is provided within a number of approved documents. The relevant document is 

referenced below:   

 

Approved Document L2A addresses the conservation of fuel and power in new non-domestic buildings. 

The proposed development will be registered against Building Regulations, Part L (2013) which requires 

all newly constructed buildings to comply with the 5 criteria set out in Approved Document L2A:  

 

I. Achievement of an acceptable Building CO2 Emission Rate. i.e., the BER is less than the TER 

(target emission rate for a notional building);  

II. Limits on design flexibility – including U-values, air permeability, air handling plant efficiency, 

duct leakage, insulation, lighting system efficiency; 

III. Limiting solar gains in summer;  

IV. Construction quality and commissioning - The BER must be recalculated as constructed; and 

V. Provision of information - Information must be provided to the building operator. 
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3.5 Applicable Targets 
 

Based upon a review of relevant planning policy requirements, legislative drivers, and client priorities, 

the following list provides a brief precis of the key criteria that should be targeted for this development:   
 

• CS Policy DM 1 - Development Management; 

 

• CS Policy EN 4 – Reducing CO2 Emissions; 

 

o  Following the principles of the Energy Hierarchy to reducing CO2 Emissions; 

 

• CS Policy EN 5 - Strategic Areas for low and zero carbon decentralised energy infrastructure; 
 

• CS Policy EN 6 – Target Framework For CO2 Reductions From Low or Zero Carbon Energy 

Supplies; 

 

o Non-Domestic – 6% building emission rate reduction over Part L2A 2(013) 

 

• CS Policy EN 8 – Adaption to Climate Change; 

 

• CS Policy T 1 – Sustainable Transport; 

 

• Oxford Road Corridor Strategic Spatial Framework 

 

• The Guide to Development in Manchester SPD; 

 

• A Green and Blue Infrastructure Strategy for Manchester; 
 

• Approved Document L2A (2013) will guide the compliance standards for energy demand and 

carbon dioxide emissions from buildings to ensure compliance with CS Policy EN 6. 
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4. CLIMATE CHANGE EMERGENCY 

A Climate Emergency was declared by Manchester City Council on 10th July 2019, with a target to make 

Manchester carbon neutral by 2038. In support of this, the developer wishes to highlight the following 

measures that will form part of the specification of this development: 

 

• An energy strategy that delivers the current Core Strategy carbon dioxide emission reduction and 

renewable energy generation targets;  

 

o In securing compliance with the current, stringent building regulation Part L targets, a 

commitment is made to construct a high quality, energy efficient thermal envelope thereby 

minimising demand side energy loads – in accordance with the principles of the energy 

hierarchy; 

o A commitment is made to achieving at least 6% building emission rate reduction relative 

to the current Part L1A (2013) compliance standard;  

o The electric space heating strategy will improve upon Manchester’s emerging emissions 

targets; 

o The low carbon share of electricity generation is projected to rise from 22% in 2010 to 65% 

in 2020. As the UK electricity grid CO2 footprint continues to reduce (see Figure 6.1 sourced 

from BEIS Energy and Emissions Projections 2018), so too will the carbon emissions 

associated with this scheme.   

 

Figure 4.1 - Energy and Emissions Projections 2018 (BEIS) 

 

 

o Furthermore, ‘electric’ strategies supply electric on demand, are 100% efficient and only 

use what is required.  Therefore, this reduces the overheating of the buildings; and, 

o Electric Panel Heaters will be utilised in the amenity and common areas, delivering high 

efficiency heating;  

 

• There is a fine balance between the solar gain, overheating calculations, which require an element 

of heat loss, and energy models that require heat insulation. In essence, there is a limit to fabric 

enhancements such as increased insulation and improved air tightness as this yields a higher 

overheating risk and as a consequence, the building will require increased cooling loads. 
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These components of the building design are not symbiotic, however the design of this 

development balances both requirements and incorporates a building specification intended to 

minimise cooling requirement. To demonstrate that the building in its current state will offer a high 

level of human comfort, whilst minimising the risk of overheating, an appraisal of natural 

daylighting, overheating and PMV (percentage Mean Vote) and PPD (Percentage People 

Dissatisfied) was undertaken, identifying that all areas of the development achieve suitable levels 

of thermal comfort during occupied hours.     

 

• The development will further demonstrate resilience to potential climate change effects through 

the management of surface water: 

 

o The drainage strategy will incorporate the use of Sustainable Drainage Systems (SuDS) 

where appropriate; and, 

o This system will be designed to withstand a 1 in a 50-year storm event plus a 40% allowance 

for climate change. 

 

• The design of the proposed site landscaping been considered in relation to mitigating impacts on 

climate change and improving biodiversity. 

 

o Carbon sequestration (CO2 offsetting) from the planting of new trees; and, 

o The planting and provision of the proposed site landscaping space will support the 

Sustainable Drainage Systems (SuDS), by means of interception and transpiration. 

• Waste is a misuse of natural resources and also contributes a large proportion of the UK’s carbon 

footprint; 

 

o Waste minimisation during construction will reduce raw materials demand, thereby 

reducing the building’s embodied carbon footprint; and,  

o During occupation, the building will benefit from recycling facilities to enable the local 

authority waste reduction targets, diverting more materials away from landfill and reducing 

the occupants’ carbon footprint further 

 

• The site’s location will enable a low carbon, sustainable lifestyles. Located minutes away from 

several major railway stations, the occupants will have the option to utilise various sustainable 

modes of transport.  This is facilitated by: 

 

o Basic infrastructure provided for future connections such as secure cycle storage on site; 

o Travel options, including local access to transport nodes for bus and train; 

o Local amenities are within easy walking distance of the site 

 

• The building is designed to incorporate features that will serve to reduce energy demand, and in 

turn, carbon emissions arising from access to the dwellings: 

 

o The lighting provision will, where appropriate, incorporate energy management facilities 

such as daylight and occupancy detection, with absence detection control being used 

wherever practical. 

o The fit-out specification of the buildings will seek to minimise water demand.  Water 

efficiency measures (such as dual flush toilets, flow restrictors and water efficient showers) 

will limit potable water demand which in turn will reduce water heating energy loads and 

also cut the process energy required to supply clean drinking water.   
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These commitments, in combination, seek to work towards the carbon reduction target of no more 

than 1.5°C global temperature increase and assist Manchester City Council in meeting their Climate 

Change Emergency objectives.  
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5. SUSTAINABILITY STATEMENT 

This section provides an appraisal of the development proposals and details the specific approach, 

design features and specifications which will contribute to reducing the environmental impact of the 

proposed development. This section outlines those commitments that have been made by Bruntwood 

Scitech to ensure this proposed development contributes to sustainable development, meets the 

council’s current policies and examines the following categories identified in the Guide to Development 

in Manchester, Supplementary Planning Document (SPD): 

 

• Energy efficiency;   

 

• Renewable energy;   

 

• Environmental design;   

 

• Water management and weather 

resilience;  

• Waste management;  

 

• Construction management;  

 

• Biodiversity; and,  

 

• Waterways.  

 

The key specifications, site characteristics and design measures of the proposed development are 

considered below. They will mitigate the environmental impact of the scheme throughout both the 

construction stage and the future occupation of the development.  

 

5.1 Energy Performance 
 

In order to limit energy demand and carbon dioxide (CO2) emissions from the operation of the buildings, 

a number of design features will be integrated that will collectively contribute towards the emissions 

reduction target for the scheme.  

 

Detailed measures are presented in Chapter 5 of this report, but in essence, the energy strategy focuses 

on a holistic and multi-faceted approach of improving the buildings’ performance by applying a fabric-

led approach and through improvements in the efficiency of the mechanical and electrical systems.  

 

The reduction in energy demand to meet the carbon reduction targets will be achieved through the 

following design measures and low carbon technology options: 

 

• High performance thermal insulation  

• Low air permeability  

• Maximising solar control to mitigate overheating risks   

• Air and Water Source Heat Pumps  

• Heat recovery ventilation systems (MVHR)  

• Solar Photovoltaic system 

 

These measures will secure the following carbon reduction targets: 

 

 Non-Domestic (Office) – 42.32% improvement over Part L2A Building Regulations. 

 Non-Domestic (Café) – 35.94% improvement over Part L2A Building Regulations 

 Non-Domestic (Retail 1) – 48.88% improvement over Part L2A Building Regulations 

 Non-Domestic (Retail 2) – 51.12% improvement over Part L2A Building Regulations 
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These reductions are in line with the requirements of the Manchester Core Strategy Policy EN 6 - Target 

Framework for CO2 Reductions from Low or Zero Carbon Energy Supplies.  

 

5.2 Water Conservation 
 

The proposed development will be designed to reduce mains/potable water consumption and will 

include the following water efficient design and equipment: 

 

• ‘A’ rated appliances will be used for dishwashers and washing machines (where provided) for 

their water saving capabilities; 

 

• Specification of efficient water fixtures throughout the scheme (low flow taps and showers, 

dual flush WCs); and, 

 

• In order to reduce water demand, the sanitary fixtures will be specified to achieve a calculated 

consumption in line with a 50% improvement over the BRE baseline. 

 

5.3 Resource Management and Pollution 
 

5.3.1 Efficient Use of Land 
 

The proposals include for the redevelopment of a previously developed, brownfield site as promoted 

by national and local planning policy. 

 

The re-use of the piece of land in a highly accessible, city-centre location will provide a development 

that inherently supports sustainable commercial space with access to local amenities and sustainable 

modes of transport.  

 

5.3.2 Pollution Control 

 
To reduce emissions of gases with high global warming potential (GWP) and nitrogen oxide (NOx) into 

the atmosphere, the new build development will be specified with:  

 

• Insulating materials that have a GWP of less than 5 throughout the development to reduce the 

construction phase impact of this scheme upon climate change. 

 

Additionally, the following measures will be implemented: 

 

• Pollution Prevention Guidance will be adhered to in respects of air (dust) and water (ground 

and surface) pollution during the demolition and construction phase; 

 

• External light fittings will be controlled through a time switch, or daylight sensor, to prevent 

operation during daylight hours to limit the impact of artificial lighting for the development’s 

occupants and surrounding environment;  

 

• The development site is within the locality of the River Medlock. Where necessary, temporary 

drainage and pollution prevention measures will be in place on site, this may include, for 

example, bunded areas and spill kits to prevent harmful chemicals / materials from draining to 
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natural watercourses; and silt traps to ensure that suspended solids are removed from the 

drainage water;  

 

• Dust suppression measures will also be put in place as part of the Main Contractor’s 

Environmental Management Plan, such that any potential risks to watercourses or the 

neighbouring properties are minimised. 

 

5.4 Surface Water Run-Off 
 

5.4.1 Flood Risk 
 

Flood Maps demonstrate that the majority of the Site is located within Flood Zone 1, however part of 

the Site also falls within Flood Zone 2, as per the Environment Agency Flood Risk Map (Figure 4.1 below). 

 

Figure 4.1 EA Flood Risk Map 

 

 
 

5.4.2 On Site Surface Water Management  
 

To minimise the risk and impact of localised flooding on and off-site, watercourse pollution and other 

environmental damage, a site-specific Flood Risk Assessment and Drainage Strategy Report has been 

prepared by Curtins Consulting Limited which confirms the following: 

 

• The proposed development will be designed in order to reduce the post development surface 

water run-off to at least 50% of the existing surface-water brownfield runoff rates.  

 

• To achieve the restriction in peak rates of surface water runoff from the developed site, the 

existing drainage is likely to require localised diversion works and relocation of the attenuation 

tank due to revised extents of the building footprint.  
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• The drainage strategy will incorporate the use of Sustainable Drainage Systems (SuDS) where 

appropriate throughout the site. The proposed surface water drainage strategy for the site 

currently includes below ground cellular attenuation tanks. This will reduce the volume of 

runoff discharging into the public sewer system.  

 

5.5 Waste Management 
 

Construction Waste  
 

Best practice techniques to prevent and minimise waste during the design and construction phases of 

the development will be adopted, as follows:  

 

• Prior to commencement of the above ground construction phase, a site waste management 

plan (SWMP) will be produced by the developer to limit the on and off-site environmental 

impacts of construction. The SWMP will detail: 

 

o Recycled and secondary materials;  

o Waste reduction;  

o Waste segregation;  

o Waste recovery; and,  

o Waste disposal.  

 

• The development has set targets to generate no more than 7.5 m3 / 6.5 tonnes of construction 

waste per 100 m2 Gross Internal Floor Area during construction. 

 

• This scheme will promote the minimisation of waste arising in site development and seek to 

maximise the use of recycled materials in construction; and,  

 

• A site waste management plan will identify opportunities to minimise waste generation and 

divert construction waste from landfill. 

 

Operational Waste 
 

A Waste Management Strategy has been prepared by Curtins Consulting Limited in order to consider 

the potential refuse and recyclable waste volumes at No. 3 Circle Square, including organic waste and 

for all uses of this development.  

 

The operational waste strategy for the scheme focuses on the segregation of waste at source, in order 

to maximise the potential for individuals to recycle. All individuals will be informed on collection 

frequency, as well as guidance on recycling and health and safety practices related to the management 

and storage of waste.  

 

The proposed strategy has been developed in compliance with the policies of Manchester City Council, 

stating that new developments and conversions must include a Waste Management Strategy that 

includes:  

 

• An estimated storage area for the waste produced by the development, including office and 

retail uses; 

 

• Details of internal and external stores for both waste and recycling; and 
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• Location of the proposed collection point and details of the route the collection will take. 

 

5.6 Materials  
 

This development will contribute towards making more efficient use of non-renewable material 

resources and to reducing the lifecycle impact of materials used in construction. This is demonstrated 

by the selection of: 

 

• Materials with low environmental impact throughout their lifecycle. A detailed Life Cycle 

Assessment Report has been produced, investigating the impact and embodied carbon emissions 

associated with construction materials throughout the life cycle of the building in order to consider 

less carbon intensive options (see Section 6.6 of this report).  

 

• Responsibly sourced materials from suppliers operating an Environmental Management System, or 

procuring timber verified by either the Forest Stewardship Council (FSC) or Programme for the 

Endorsement of Forest Certification standard (PEFC); 

 

• Local sourcing of construction materials where feasible and viable, which will minimise the impact 

of carbon dioxide emissions associated with the transportation of materials;  

 

• Robust materials such as block paving and stone will be utilised for hard landscaping, therefore 

minimising the frequency of replacement and maximising materials optimisation and extending 

replacement intervals; 

 

• Material selection will be carefully considered to avoid the use of toxic materials, such as Volatile 

Organic Compounds (VOCs) and contribute towards creating a healthy indoor environment; and 

 

• Excavated material (such as soil and substructural elements) from construction and demolition 

works will be used, where practical, for landscaping purposes and within the public realm. 

 

5.7 Ecology and Biodiversity 
 

An extended Phase One Habitat Survey has been undertaken by Penny Anderson Associates for the site 

to provide an indication of the species present in and around the site.  

 

The majority of the site comprises hardstanding tarmac/concrete and recently cleared land, with two 

compartments of amenity grassland. A number of protected species were recorded in the surrounding 

area, including hedgehogs, badgers, bats, peregrine falcons and other nesting birds. However, there 

were no structures within the existing site footprint which had suitability to support roosting bats. 

Suitability for any nesting birds was also very limited, with areas of scrub and vegetation being poorly 

developed and unlikely to offer sufficient protection for general nesting birds. Likewise, suitable 

perching and nesting opportunities for peregrine falcons were not present within the site boundary.    

 

It was concluded that the existing site held negligible potential to support other protected species. 

 

Overall, the site is currently assessed as being of limited ecological value. However, there are 

opportunities to enhance the sites biodiversity. The following measures should therefore be 

considered:  
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• Integration of the landscaping scheme into the wider site soft landscaping to increase 

permeability of the site to wildlife; 

 

• Use of native or wildlife-friendly tree, shrub and herbaceous species in any landscape planting, 

for example inclusion of species which provide nectar for invertebrates or berries to provide a 

food source for birds; 

 

• Inclusion of bird boxes to accommodate typical urban bird species, away from street and 

security lighting; and 

 

• Inclusion of bat roost features on built structure where the design allows, to increase 

opportunities for roosting bats, coupled with a suitable lighting strategy to avoid unnecessary 

lighting of any roost features. 

 

5.8 Transport 
 

To further enhance the sustainable credentials of the proposals, a Transport Assessment has been 

prepared by Curtins Consulting Limited. The Assessment concludes that future building occupants will 

have a variety of sustainable travel options that will reduce reliance on the car. Overall, the 

development is highly accessible by sustainable modes of transport, which are also usable by those with 

limited mobility and are wheelchair accessible.  

 

The surrounding area exhibits good levels of pedestrian and cycling infrastructure, and there are a 

number of public transport opportunities within accessible walking distance of the site.    

  

Transport Links - 

 

• The site benefits from excellent sustainable access opportunities and is well connected by 

existing walking and cycling routes to key trip attractors. Bus and train can also be used to easily 

access the site; 

 

o Bus – The nearest bus stops are located along Oxford Road and Princess Street; all 

approximately within 200m walk from the site. These bus stops provide regular services 

to a variety of destinations across Greater Manchester.  

 

o Rail – The nearest railway station is Oxford Road which is approximately 500m to the 

north of the development site. The station provides services to Manchester Airport, 

Liverpool, Wigan and other regional locations. Furthermore, Deansgate station is only 

a fifteen-minute walk from the site. 
 

o Metrolink – The nearest Metrolink station is Deansgate Castlefield which just a fifteen-

minute walk from the site. This provides regular services to destinations including Bury, 

Oldham, Ashton-Under-Lyne, East Didsbury and Manchester Airport.  

 

• The proposal acknowledges the sustainable location of the site within Manchester which would 

be car-free and comprise no car parking spaces. 

 

• A minimum of one-hundred and eighteen cycle spaces will be provided in secure accessible 

locations, with cyclist facilities in the form of lockers, showers and changing rooms also 

provided. 
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Local Amenity Access -  

 

• Building users are able to walk to local amenities and shops along Oxford Road; and, 

 

• The site benefits from very good links to local amenity space and recreational facilities, such as: 

 

o Recreational Space – The River Medlock is within the locality of the development site, 

with Symphony Park and Symphony Gardens forming part of the wider Circle Square 

development. 

 

o Education – Manchester Metropolitan University and The University of Manchester are 

located within close proximity of the site.  

 

o Cultural – There are a multiplicity of cultural institutions such as the Science and 

Industry Museum, numerous theatre and art venues and Manchester’s City Library 

only a short bus ride into central Manchester.  

 

5.9 Health and Wellbeing 
 

To enable the occupants of the proposed development to lead lower impact lifestyles and enhance 

their quality of life, the following measures will be delivered:  

 

• Good levels of natural day lighting will be achieved within the development. This will provide a 

good quality of life for the occupants and reduce the need for energy to light the building areas;  

 

• The combined office, retail and café elements of the scheme will enhance the character of the 

area and provide areas where people will want to spend their free time, supporting a vibrant, 

diverse and inclusive development; 

 

• The security needs of the development will be considered to achieve Secure by Design 

accreditation and adopt crime prevention measures to assists in reducing the opportunity for, and 

fear of crime; and 

 

• The landscaped area will also facilitate natural surveillance and create busy, overlooked routes at 

the site to reduce the opportunity for crime, creating a safer and more secure environment. 

 

Access to green space improves our mental wellbeing, reducing the need to treat anxiety and mental 

health conditions. Depressive disorders are now the foremost cause of disability in the middle and high-

income countries and can be precursors to chronic physical health problems.  

 

Spending time in green spaces has been shown to produce levels and patterns of chemicals in the brain 

associated with low stress and positive impact on blood pressure. Positive links have also been 

demonstrated between how well people perform at attention demanding tasks and time spent, either 

beforehand or during, in green spaces. 

 

There have been numerous studies over the last 35 years on the benefits to the built environment 

through improving a connection to nature with Biophilic Design (See Figure 5.2) helping developments 

become more calming and restorative with 7-8% less crime attributed to areas with access to nature. 
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Figure 5.2 – Biophilic Design 

 

 
 

In support of the same, the No 3. Circle Square development provides good access to a range of outdoor 

green spaces within the wider Circle Square development area, including both the Symphony Park and 

Symphony Gardens areas.   

 

5.10 Management 
 

In order to minimise the impact of the development during construction and operation whilst providing 

a safe place to work, the proposals include for the following provision:  

 

• Construction site impacts will be minimised, measures to protect water courses, as well as to 

prevent impacts upon the local area in terms of dust and noise pollution during construction 

works. This will be formalised through the submission of a Construction Management Plan 

prepared by the contractor. 

 

5.11 Manchester City Councils Green and Blue Infrastructure Strategy 
 

The River Medlock runs close to the development site providing an attractive setting for external areas 

and associated amenities. This will provide an opportunity to encourage access to part of the city 

centre’s Blue Infrastructure. Investment into the public realm in the form of public green space within 

the wider Circle Square development will provide a further steppingstone to overall improve 

connectivity and accessibility to Green and Blue Infrastructure within the city.   

 

The formation of gardens, and parks throughout the wider Circle Square development will be a key 

component as it will draw people through the development and to help create successful 

neighbourhoods and support the city’s growth, as well as creating ecology corridors to enhance ecology 

both on-site and within the wider area.  

 

Pollution Prevention Guidance will be adhered to by the main contractor in respects to air (dust) and 

water (ground and surface) pollution during the demolition and construction phase to prevent any 

degradation of existing Green and Blue Infrastructure. 
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6. ENERGY AND CARBON STRATEGY 

6.1 Energy Strategy  
 

In essence, the Energy Strategy produced by Crookes Walker Consulting for the Circle Square 3 

development focuses on a holistic and multi-faceted method of improving the building’s performance 

by applying an enhanced fabric-led approach to limiting demand side energy loads, allied to 

improvements in the efficiency of the mechanical and electrical systems and the inclusion of renewable 

and low carbon energy technology. The design measures outlined in the Energy Strategy comply with 

the policy requirements as set by the Manchester City Council’s Core Strategy. 

 

6.1.1 Build Fabric and Thermal Performance  

 

The standard measurement of heat transfer through a given building material or construction type is 

the U-value (W/m2K); the lower the U-value, the more slowly heat transfers and is lost out of a building.   

 

In buildings, heat loss generally occurs through the following areas and elements of the construction: 

 

• Ground Floor; 

• External Walls; 

• Roofs; 

• Doors and Windows; 

• Thermal (cold) Bridging; and, 

• Uncontrolled Ventilation. 

 

Table 6.1 presents the fabric parameters proposed for limiting heat loss and improving the building 

performance for proposed development. 

 

Table 6.1 - Fabric Parameters  

 

Construction Element Proposed Fabric Specification 

Ground Floor U=0.10 W/m2K 

External Wall U=0.20 W/m2K 

Roof U=0.10 W/m2K 

Windows  U=1.60 W/m2K, g=0.35  

Air Permeability 3.0m3/hm2 (@50Pa.) 

 

 

These specifications and design attributes will provide the following benefits: 

 

• High performance thermal insulation throughout the building envelope (ensuring low U-values for all 

heat loss elements) and thermally efficient windows and doors will minimise heat loss through the main 

building elements; 
 

• Thermally efficient windows will be specified with argon gas fill and low emissivity coatings to limit heat 

loss through the panes. The glazing g-value will be specified to optimise beneficial solar gains but limit 

the propensity for the building to overheat; 
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• Low air permeability of 3.0m3/hm2 (@50Pa.) is targeted for this build in order to minimise uncontrolled 

ventilation. This will further reduce heat losses and provide high levels of occupant comfort (in 

combination with the proposed mechanical ventilation strategy). Focus on the quality of the build is 

vital to deliver such airtight buildings; 
 

• Attention to cold bridging junctions including the provision of insulation to reduce heat and limit heat 

losses that occur at the junctions between building elements and around openings and will significantly 

improve the emission rate of the development. 

 

This specification will help to deliver an energy efficient development that achieves an emission rate reduction 

and fabric energy efficiency performance significantly beyond the requirements set by building regulation Part 

L (2013).  

 

6.1.2 Building Services Specification  
 

In addition to the improvements in the building fabric and thermal performance, a number of measures to 

improve the energy efficiency of the building systems have also been considered for the scheme. The proposed 

mechanical and electrical specification that will be incorporated to ensure efficient servicing of the buildings is 

presented in Table 6.2.  

 

Table 6.2 - Mechanical and Electrical Specification  

 

Building Services Systems Proposed Services Specification 

Air Source Heat Pumps (Cooling) 2.73 (EER) 4.45 (ESEER) 

Air Source Heat Pumps 

(Heating) 
2.44 (COP) 4.01 (SCoP) 

Water Source Heat Pump 

(DHW) 
4.97 (COP) 3.25 (SCoP) 

MVHR SFP Supply I Extract – 1.17 W/l/s 

MVHR Heat Recovery 84.2% (dry) 91.4% (wet) 

Lighting 100% LED 

Luminaire Efficacies 4.5 W/m2 – 8.0 W/m2 

Lighting Controls – Offices, 

Reception, Gym, Circulation, 

Toilets, Changing Rooms 

Presence Detection Sensors  

Daylight Dimming – Offices, 

Reception 
6.0m Perimeter Zones 

Constant Illuminance Control – 

Offices Only 
Yes 

Solar Photovoltaic Approximately 620m2 and 127,300kWh Generation Capacity 

 

This mechanical and electrical specification will deliver a Building Regulation Part L2A (2013) compliant scheme 

and will provide the following benefits: 

 

• Mechanical ventilation with heat recovery (MVHR) systems will be specified to maintain a healthy  

environment and further reduce the heat losses and the energy demand of the development. The 

design air permeability of 3.0m3/hm2 (@50Pa.) will virtually eliminate uncontrolled ventilation and 



CIRCLE SQUARE, MANCHESTER  PAGE 25 

 

 

ensure that the majority of the expelled stale air will pass across the heat exchanger, thereby boosting 

the energy reduction potential of these systems;  

 

• LED lighting will be specified throughout the scheme to maximise operational efficiencies and lifespan 

of the fittings. LEDs operate with an estimated energy efficiency of up to 90% when compared to 

traditional lighting and conventional light bulbs. This means that about c.90% of the electrical energy is 

converted to light, rather than wasted heat as in conventional bulbs. 
 

• Air Source Heat Pumps (for water heating): are a low carbon solution that are ideal for non-residential 

spaces. They are highly efficient method of producing heat as ASHPs collect low-grade heat from the 

air to supply useful heat for water heating requirements by applying additional energy input (in the 

form of electricity).  

 

6.2 Energy Performance Calculations  
 

In order to demonstrate the environmental benefits associated with the energy strategy for the commercial 

development, representative Simplified Building Energy Models (SBEM) have been completed using the IES 

Virtual Environment software. It should be noted that these results are indicative of the overall demand for 

energy.  

 

Table 6.3 below presents a summary of these calculations, which show the regulated energy demand and 

emission reductions achieved by the enhanced material specification and the specification of energy efficient 

systems for the development. 

 

Table 6.3 – Energy Calculations  

 

Unit 
BER 

(kgCO2/m2/year) 

TER 

(kgCO2/m2/year) 
% Improvement 

Offices 12.4 21.5 42.32 

Cafe 36.9 57.6 35.94 

Retail 1 18.2 35.6 48.88 

Retail 2 19.7 40.3 51.12 

 

The calculations show that there is an expected improvement of between 35.94% and 51.12% over Part L2A of 

the Building Regulations (2013) for the separate building areas within the development. Again, this is in 

compliance with the targets for non-domestic buildings as per the Policy EN 6 - Target Framework for CO2 

Reductions from Low or Zero Carbon Energy Supplies of the Manchester Core Strategy.  

 

6.3 Energy Hierarchy 
 

The No.3 Circle Square scheme will incorporate a significantly enhanced material specification along with high 

quality design and construction standards in order to improve the whole building energy efficiency through a 

‘fabric led’ energy strategy. The proposed construction, design and specification will deliver a scheme that is 

inherently energy efficient during occupation. 

 

The energy hierarchy provides a framework to guide energy policy and decision making to achieve practical and 

cost-effective carbon emission reductions. The hierarchy prioritises demand-side activities to reduce wastage 

and improve efficiency (see Figure 6.1). 
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Figure 6.1 – The Energy Hierarchy 

 

 
 

First Principle:  

 

The following efficiency measures are designed to reduce heat losses and minimise energy demand: 

 

• The building will be constructed with high specification materials and design criteria which exceed 

current minimum Building Regulation standards and includes numerous efficiency measures designed 

to reduce heat losses and minimise energy demand.  

 

• Heating systems will be provided with zonal, programmable thermostatic controls. Which will allow 

occupants to control zones within their units independently for maximum flexibility. This is intended to 

reduce the demand for additional energy usage. 

 

Second Principle:  

 

The approach taken for this Scheme will help to minimise energy demand and associated carbon dioxide 

emissions and is aligned with the second principle of the energy hierarchy which states that reduction in energy 

demand should be achieved initially by energy efficiency.  

 

To this effect, the following measures have been proposed: 

 

• The design air permeability target for the buildings is 3.0m3/hm2 (@50Pa.). This low air permeability 

target will assist to limit the heat loss through the structure of the building; 

 

• High efficiency air handling units with heat recovery capture ‘waste’ heat from the extracted stale air; 

 

• The g value within the buildings will be optimised to control solar gain in the summer months and allow 

beneficial gains in the winter season to minimise the overheating risk and limit the heating energy 

demand within the units; and 

 

• 100% LED provision and sophisticated control systems for the space within the buildings will also ensure 

the energy consumed is used efficiently. Photocell switching and automatic presence control of the 

lighting will be specified in order to further improve the efficiency of the lighting system.  
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Third Principle:  

 

Renewable and low carbon technology will form a key element of the scheme, which is designed to be an 

exemplar development in terms of its overall sustainability and operational energy performance. In support of 

this the following renewable and low carbon technologies are to be included within the development: 

 

• Air Source Heat Pumps collect low grade heat from the air to supply useful heat for space and water 

heating requirements by applying additional energy input (in the form of electricity). 

 

• Water Source Heat Pumps collect low grade heat from local bodies of water to supply useful heat for 

water heating requirements only, by applying additional energy input (in the form of electricity). 

 

• Solar Photovoltaic panels harness solar thermal energy and convert it into electricity which can then be 

used within a building.  

 

Fourth Principle:  

 

Remaining ‘small heat’ loads will be met by direct electric heating, operating at 100% efficiency at point of 

consumption.  Cooling loads will be met by high efficiency air source heat pumps.   

 

The full electric strategy therefore ensure that continuing use of fossil fuels is via clean, efficient technology. 

Furthermore, as the UK electricity grids’ CO2 footprint continues to improve, so too would the carbon dioxide 

emissions associated with the operational phase of the proposed scheme which benefits from a ‘full electric’ 

energy strategy.  

 

6.4 TM54: Evaluating Operational Energy Performance  
 

The TM54 methodology calculates predicted in-operation energy use and provides designers and building 

owners with clear guidance on how to evaluate operational energy use more fully, and accurately, at the design 

stage.  

 

It takes into account variability based on uncertainty within the input data, giving upper and lower expectations. 

It is a more robust alternative to relying on information from SBEM, which is intended for compliance checks 

only and may not give reliable predictions of operational performance.  

 

In order to assess the operational energy performance at No. 3 Circle Square, Crookes Walker Consulting have 

undertaken energy modelling in accordance with the TM54 methodology.  

 

At this stage, the following design criteria have been determined and inputted into the energy model: 

 

• Operating hours;      •     Lighting Energy; 

 

• Occupancy;      •     Lifts & escalators energy; 

 

• Small power;      •     Catering Energy; 

 

• Server room energy;     •     Hot water consumption; 

 

• Auxiliary fan and pump energy;    •     Management Factors;  

 

• Weather; 
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In accordance with TM54, several alternative scenarios have been modelled that explicitly consider the 

possibility of changes to how the building is used, how it is managed, and the effect of the weather, along with 

any other changes the modeller deems necessary to capture building energy performance.  

 

A “Mid” Case energy model has been defined which reflects expected occupancy and equipment loads with 

detailed HVAC system modelling, “typical” weather and central case management factors for servicing systems 

and equipment and uses reference year weather data. 

 

In addition to the “Mid” Case energy model, additional scenarios that take account of likely variations in 

occupancy, management factors and more extreme weather have been modelled. These are summarised in 

the following table: 

 

Table 6.4 – Operational Energy Performance  

 

 

 

The UKGBC (United Kingdom Green Building Council) have published energy performance targets for 

commercial offices that are aiming to achieve net zero carbon in operation. These targets are summarised in 

the following table: 
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Table 6.5 – Energy Intensity Targets for Buildings targeting Net Zero 

 

 
 

Bruntwood are aiming for an energy intensity of 55kWhe/m²(GIA)/yr or less and a DEC rating of B40, with a 

minimum requirement of 90kWhe/m²(GIA)/yr or less and a DEC rating of C65. As Table 6.5, above, shows this 

translates to a minimum requirement to meet the UKGBC 2025-2030 interim target and an aspirational aim to 

achieve the 2035- 2050 “Paris Proof Target”. 

 

As modelled in Table 6.4, the building performance in terms of energy intensity (kWh/m2 /year GIA) is as 

follows: 

 

Figure 6.2 – Building Performance in Terms of Energy Intensity (kWh/m2/yr GIA) 

 

 
 

As per Table Figure 6.2 (above), the worst-case result (High scenario) yields an annual energy intensity figure of 

155.7kWh/m2 /yr. Whilst this exceeds the Bruntwood minimum target of 90kWh/m2 /yr (UKGBC 2025-2030 

interim target), this is a worst-case scenario and so is not a fair reflection of building performance. 

 

The Low scenario largely ties in with the LETI Climate Emergency Design Guide criteria for commercial offices 

and so despite being ambitious, it should be considered as a feasible scenario for the building. The Low scenario 

modelling outputs indicated an annual energy intensity figure of 76.9kWh/m2 /yr which comfortably exceeds 

the Bruntwood minimum target of 90kWh/m2 /yr (UKGBC 2025-2030 interim target) and comes close to the 

UKGBC 2030-2035 interim target of 70kWh/m2 /yr. 
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Crookes Walker Consulting have confirmed that the most realistic scenario to be the CWC Mid scenario (see 

Table 6.4) due to the lower equipment load that has been applied in accordance with NABERS design for 

performance (dfp) guidance. For reference, NABERS dfp guidance recommends an average load of 10-12W/m2 

across the office areas. The annual energy intensity figure for this scenario was 84.3kWh/m2 /yr which exceeds 

the Bruntwood minimum requirement of 90kWh/m2 /yr and meets the UKGBC 2025-2030 interim target. 

 

On the basis of the above modelling provided by Crookes Walker Consulting, the aspirational target of 

55kWh/m2 /yr (UKGBC 2035-2050 Paris Proof Target) appears to be unachievable, however there are still 

refinements to be made to the energy model at the next design stage including; further diversification of loads 

and profiles, detailed HVAC modelling and rationalisation of assumptions currently made for areas where detail 

has not been available. Furthermore, the additional detail and refinement will allow for the removal of design 

margins. All of this will contribute towards a significant reduction in energy intensity which should enable the 

aspirational target of 55kWh/m2 /yr (UKGBC 2035-2050 Paris Proof Target) to be met. 

 

6.5 NABERS 
 

NABERS UK is an adaptation of the highly successful rating programme NABERS that operates in Australia. 

Launched in 1999, NABERS is widely considered to be a world leading environmental performance rating tool 

for commercial buildings. The highest achievable rating is 6-stars. 

 

Bruntwood have targeted a NABERS 5-star rating as a minimum requirement, with an aspirational target of 

NABERS 5.5-star. In its current form, the building has an NIA (net internal area) of 24,989 m2 and has a NIA by 

NABERS definition (the area of the evaluated building that is available to be tenanted or can be made to be 

tenanted under conditions set out in NABERS UK – The Rules, Section 4 – Rated Area). 

 

The building has been assessed on 60 occupied hours per week (based on 12 hours/weekday). 

 

In its current form and with the proposed systems and installations, the Base Building’s energy consumption 

suggests that a NABERS 5.5-star rating is achievable. 

 

Figure 6.3 – Comparison of Annual Energy Consumption for NABERS Base Build 
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As can be seen on the results graph above, all modelled scenarios, excluding the High scenario, achieve a 

NABERS 5.5-star rating. All scenarios meet the Bruntwood minimum requirement of a NABERS 5-star rating. 

 

To achieve a NABERS 6-star rating, the annual energy intensity would have to reduce to 37.5kWh/m2/yr, a 

8.5kWh/m2/yr reduction from the current Low scenario result. Following improvements of power efficiencies 

and technology during the buildings life cycle, theoretically the building should be capable of closing this gap 

and achieving an improved NABERS rating. 

 

For reference see below summary of energy intensity limits for each NABERS rating based on the proposed 

NIA of the building: 

 

Figure 6.4 – NABERS rating and Energy Intensity Limit  

 

 
 

Note that for NABERS ratings, the energy intensity value should not include energy associated with any of the 

following: 

 

• Lighting within the NIA 

• Plug loads such as office equipment within the NIA 

• Stand-alone domestic hot water units in the NIA 

• Local pollutant ventilation fans in the NIA 

• Local air conditioning energy in the NIA 

• Electric vehicle charging points 

• Antennas/transmission towers 

• Services to non-office spaces 

 

6.6 Life Cycle Assessment 
 

Life cycle assessment (LCA) is a method for evaluating the environmental load of processes and products during 

their life cycle from cradle to grave. It attempts to identify the environmental effects during all stages of the life 

of a product and produces a figure that represents the environmental load of a product. It is a process that is 

becoming more widely adopted in the context of national and international environmental regulations. 

 

Increasingly, building designers are looking at some or all the steps of the building lifecycle to guide their 

decisions; from raw material to manufactured product; including extraction of the materials; energy 

consumption; manufacture; transportation; use; recycling; and final disposal or end of life. 

 

Life cycle assessment effectively means the designer looks at what happens before and after the final product 

is used by the building occupant, measuring effects over a typical building’s life. A BREEAM compliant LCA for 
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example is conducted over 60 years as standard, though other certifications have different or no standardised 

building lifespan. 

 

Designers can also use LCA to compare options to find the best balance of cost, durability, overall environmental 

impacts, functionality, and aesthetics.  

 

For example, some building elements may be cheaper, but degrade faster than others. It may well be better 

value overall to select a more expensive product that does not need constant replacement. Undertaking an LCA 

allows the design team to make such informed decisions that would usually not be considered. 

 

In a full LCA, the energy and materials used, along with waste and pollutants produced because of a product or 

activity are quantified over the whole life cycle. 

 

The ISO 14040 standard refers to LCA as ‘the collection and assessment of the inputs and outputs of any 

potential environmental impacts caused by the product system throughout its life cycle’. 

 

Figure 6.5 – Lifecycle Stages of a Building 

 

 
 

The focus of the LCA is on the embodied carbon of materials sourced, manufactured, transported and 

disassembled – the operational energy and water use is not part of the analysis and the LCA will therefore not 

include calculations for the ‘in-use’ stage, which has instead been considered as part of the ‘TM54: 

Operational Energy Performance’ analysis (see Section 5.4). 

 

6.6.1 Scope 
 

The LCA undertaken for this report will cover the RIBA Stage 2 Concept Design. The scope of this assessment 

has considered the superstructure of the Scheme only. Substructural elements (including hardscaping) and core 

building services have not been included in this study. 

 

A ‘study boundary’ has been defined, as per the methodology set out in the BREEAM criteria for credit ‘Mat 

01’, and the following life stages will be considered within this boundary: 
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Figure 6.6 - LCA Study Boundary 

 

 
 

The following image shows the life stages from the BS EN 15978: 2011 standards which have been used as the 

method for assessment.  

 

Figure 6.7 – Assessment Scope 

 

 
 

In line with the BREEAM methodology, operational energy and operation water (B6 and B7) has not been 

considered in the scope of this assessment. The focus of this analysis is on the environmental impacts of the 

projects, in particular the embodied carbon of the materials sourced, and energy consumed in the 

manufacturing, transportation, assembly and the end-of-life stage of the scheme.  

 

Beyond the Life Cycle Stage (Scope D) has also not been considered as the project impacts fall outside the of 

the project’s boundary and influence.   

 

6.6.2 Methodology 
 

The purpose of this report is to (a) benchmark the scheme’s environmental impacts against a LCA 

benchmarking tool and (b) identify opportunities to reduce the environmental impact of the Scheme. 

 

OneClick LCA Software has been used as an approved as a BRE IMPACT Compliant Tool.  

 

The LCA undertaken for this report will demonstrate the environmental impact of the project in terms of the 

Global Warming Potential (GWP) of the Scheme (which is representative of the carbon and other greenhouse 

gases (denoted in Kg CO2equivalent) emitted as a result of the construction of the project.  
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The LCA will cover a period of 60 years in line with the methodology outlined in the manual for BREEAM New 

Construction 2018 (UK), and covers the following superstructure construction elements in its scope for 

assessment: 

 

Table 6.4 - LCA Scope of Assessment - Superstructure 

 

Building Element – Level 1 Building Element – Level 2 Building Element – Level 3 

Superstructure 

1. Frame 1. Steel frames 

2. Space decks 

3. Concrete casings to steel frames 

4. Concrete frames 

5. Timber frames 

6. Other frame systems 

2. Upper Floors 1. Floors 

3. Roof 1. Roof Structure 

2. Roof Coverings 

3. Specialist roof systems 

4. Rooflights, skylights and openings 

4. Stairs and ramps 1. Stair or ramp structures 

5. External walls 1. External enclosing walls above ground 

floor level 

2. External enclosing walls below ground 

level 

3. Solar or rain screening 

4. Windows and external doors 1. External windows 

 

The person undertaking the assessment is a ‘competent person’, who has been trained in the use of the 

OnceClick LCA software. This person has no affiliation with a professional manufacturer.  

 

6.6.3 Comparison of Construction Materials 
 

This section of the report looks at the options proposed for reducing the carbon impact of the project, based 

on the findings from the previous section. The proposed recommendations derived in this section are from the 

result of detailed consultations with the following stakeholders:  

 

• The Developer   

• Architectural team;  

• Structural engineers;  

• Sustainability consultant; and 

• BREEAM AP 

 

The following table shows the recommendations proposed and the changes in GWP of each option over the 

lifetime of the project (60 years as per the BREEAM methodology) 

 

Whilst structural aspects of the design are fixed due to supply chain constraints, it is clear that finishes 

contribute the next largest proportion of carbon, therefore the options assessment is based on this area. 

 

We have assessed three potential construction options for the building: 
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Figure 6.8 – LCA Options Appraisal 

 

 CORE FRAME FLOORS/CEILINGS CLADDING 

OPTION 1 

(BASELINE) 

POURED CONCRETE STEEL POURED CONCRETE 

SUSPENDED CEILINGS 

CARPET 

BRICK 

OPTION 2 POURED CONCRETE STEEL POURED CONCRETE 

OPEN CEILINGS 

CARPET 

BRICK 

OPTION 3 POURED CONCRETE STEEL POURED CONCRETE 

OPEN CEILINGS 

LAMINATE FLOOR 

BRICK 

 

The three design options have differing impacts in terms of the impact of their construction materials. 

 

6.6.4 Results 
 

The LCA Report produced by Element Sustainability demonstrates that the lowest overall carbon impact is from 

the open ceiling and laminate floor option (Option 3), based on early-stage information, see Figure 6.9 below: 

 

Figure 6.9 - LCA Results & Options Appraisal 

 

CATEGORY OPTION 1 OPTION 2 OPTION 3 

A1-A3 MATERIALS                     17,205,206.00                    14,023,021.00                          13,773,943.00  

A4 TRANSPORTATION                          113,267.00                         112,559.00                               113,209.00  

A5 CONSTRUCTION                       1,735,801.00                      1,497,073.00                            1,463,251.00  

B4-B5 REPLACEMENT                     12,505,190.00                      6,140,820.00                            5,393,588.00  

B6 ENERGY                     21,714,576.00                    21,714,576.00                          21,714,576.00  

B7 WATER                          997,430.00                         997,430.00                               997,430.00  

C1-C4 END OF LIFE                          478,047.00                         477,912.00                               388,118.00  

TOTAL KGCO2E           

    54,749,516.00  
           

 44,963,391.00  
          

        43,844,116.00  

KGCO2E/M2                               1,862.42                             1,529.52                                    1,491.45  

 

 

EMBODIED CARBON 

(A1-A5, B1-B4, 

C1-C4) 

OPTION 1 OPTION 2 OPTION 3 

TOTAL CARBON 

EMISSIONS 

(KGCO2E) 

32,037,511.00  22,251,385.00  21,132,109.00  

CARBON EMISSIONS 

PER MSQ 

(KGCO2E/M2) 

      1,089.82  756.93  718.85  
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7. NET ZERO CARBON JOURNEY 

The proposed development at No.3 Circle Square is intended to be a flagship development in terms of both 

energy use and carbon emissions and a key element of the building design has been focused around 

sustainability and carbon credentials.   

 

In support of this, the proposed development has an ambitious target of being Net Zero Carbon, both in terms 

of operational energy use and embodied carbon as a result of construction materials. 

 

In order for developments to demonstrate their Net Zero Carbon credentials the United Kingdom Green 

Building Council has identified a number of steps should be followed. These steps are outlined in Figure 7.1, 

below: 

 

Figure 7.1 – Steps to achieving a Net Zero Carbon Building (Source UKGBC) 

 

 
 

7.1 Embodied Carbon  
 

7.1.1 Life Cycle Assessment 
 

In order to assesses the embodied carbon associated with the No.3 Circle Square development, a Life Cycle 

Assessment Report has been prepared by Element Sustainability to help quantify the overall environmental 
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footprint of raw materials and energy from the cradle (i.e. when resources are extracted from the environment) 

to the grave (i.e. the end of life stage)(see Section 6.6 of this report). 

 

The LCA Report provides an options appraisal, looking at how proposed construction materials could be 

replaced by other, less carbon intensive materials in order to reduce the overall embodied carbon of the 

materials and associated construction activities. 

 

The findings of the LCA showed that the lowest overall carbon impact is from the open ceiling and laminate 

floor option (Option 3), based on early-stage information. 

 

7.1.2 Net Carbon City – Key Principles (Construction) 
 

Whole Life Carbon Analysis Sourcing Materials Minimising Material Use 

    

Carry out whole life cycle carbon 

analysis of all building elements 

Ethical and responsible sourcing of 

materials. 

- Where possible, materials are to be 

sourced locally minimising emissions 

from transport. 

Minimise materials with high 

embodied energy impacts 

- Post tension slab in lieu of 

traditional concrete slab potentially 

reducing the amount of concrete and 

steel 

- Off-site manufacture reduces waste 

Off-site Construction Local Natural Materials Building Reuse 

   

Consider modular off-site 

construction systems 

- Unitized glazing panels 

Bathroom pods 

Promote use of local natural 

materials 

- Vegetation selection from native 

species 

- Natural internal materials – timber, 

wool 

- Water based paints where 

appropriate 

 

 

 

 

Design building for disassembly and 

the circular economy 

- Reappropriation of the building 

- Elements of the building to be used 

elsewhere 
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Robust Detailing Target Zero Construction Waste Disassembly and Circular Economy 

    

Detailing to be long life and robust 

Robust materials – unitized 

glazing/brick 

Target zero construction waste 

diverted to landfill 

- Standardization 

- Designing the scheme to maximise 

repetition in unit size 

- A waste management plan will be 

produced during construction 

- Occupation, recycling facilities 

Design building for disassembly and 

the circular economy. 

 

7.2 Operational Carbon  
 

7.2.1 TM54: Evaluating Operational Energy Performance 
 

To demonstrate compliance with the Net Zero Carbon performance of the building in operation, an analysis of 

the operational energy has been undertaken in accordance with TM54. The data extracted from the TM54 

analysis has been used to assess the Energy Intensity Performance for the development, which has been 

compared to the UKGBC energy performance targets for buildings targeting net zero carbon.  

 

This analysis (contained within Section 6.4 of this report) confirms that Crookes Walker Consulting have 

confirmed that the most realistic scenario for this development would be an annual energy intensity figure for 

of 84.3kWh/m2 /yr. This exceeds the Bruntwood minimum requirement of 90kWh/m2/yr and meets the UKGBC 

2025-2030 interim target. 

 

Crookes Walker have also identified there are still refinements to be made to the energy model at the next 

design stage, including further diversification of loads and profiles, detailed HVAC modelling and rationalisation 

of assumptions currently made for areas where detail has not been available. Furthermore, the additional detail 

and refinement will allow for the removal of design margins. All of this will contribute towards a significant 

reduction in energy intensity which should enable the aspirational target of 55kWh/m2 /yr (UKGBC 2035-2050 

Paris Proof Target) to be met. 

 

7.2.2 NABERS 
 

To further review the proposed developments operational energy performance Crookes Walker Consulting 

have undertaken a NABERS assessment for the No.3 Circle Square development, with an aspiration to achieve 

a NABERS 5-star rating as a minimum requirement, with an aspirational target of NABERS 5.5-star. 

 

As per the results contained in Section 5.5 of this report, the Buildings modelled energy consumption suggests 

that a NABERS 5.5-star rating is achievable in its current form and with the proposed systems and installations. 
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To achieve a NABERS 6-star rating, the annual energy intensity would have to reduce to 37.5kWh/m2/yr, a 

8.5kWh/m2/yr reduction from the current Low scenario result. Following improvements of power efficiencies 

and technology during the buildings’ life cycle, theoretically the building should be capable of closing this gap 

and achieving an enhanced NABERS rating in line with the clients’ aspirations. 

 

7.2.3 Net Carbon City – Key Principals (Operation) 
 
 

Photovoltaic Array Optimise Solar Gains 

  

PV array to be provided at roof level consisting of 448no. 

flat mounted modules. 

Good solar control will be provided to increase passive 

solar gains in winter. 

Carbon Sequestration Sustainable Urban Drainage Systems (SuDS) 

 

 

Carbon sequestration (CO2 offsetting) from the planting of 

new trees. 

Extensive planting and public amenity space will support 

the Sustainable Drainage Systems (SuDS) by means of 

inception and transportation. 

 

 

Recycling Facilities Cycle Store 

 

 

 

 

 

 

 

 

 

 

 

 

Recycling facilities to enable the local authority waste 

reduction targets, diverting more materials away from 

landfill and reducing the occupants’ carbon footprint 

further. 

Secure cycle storage and cyclist facilities. 
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Travel Options Proximity to Work, Shops and Amenity 

  

Travel options, including local access to transport nodes for 

bus and train reducing the number of journeys completed 

by car 

Place of work, local amenities and shops are within easy 

walking distance of the site, enabling occupants to reduce 

the need for journeys completed by car. 

Electric Space Heating 

 

 

 

 

 

 

 

 

 

 

                                         The UK’s grid is de-carbonising therefore there is potential for the building’s  

                                         emissions to reduce over time as the UK grid CO2 footprint reduces so will  

                                         the that of the No. 3 Circle Square South scheme. 

7.2.4 Offsetting 
 

As per the UKGBC ‘Carbon Offsetting for Net Zero Carbon Buildings’ Guidance, where a development has not 

been able to demonstrate that it has achieved ‘net zero’ status as a result of both its embodied carbon and 

operational carbon, any residual carbon emissions from construction or operation should be offset through an 

approved international or domestic carbon standard. 

 

The frequency for the procurement of offsets shall be as follows: 

 

• For ‘net zero carbon – construction’, offsets shall be commensurate with the carbon impacts 

determined at practical completion. Exported renewable energy generated cannot be used to account 

for embodied carbon; refer to Section 3: Carbon Accounting for further details. 

 

• For ‘net zero carbon – operational energy’, offsets shall be commensurate with the carbon impacts 

determined annually. Carbon emissions from electricity consumption shall be calculated using the 

relevant emission factors as listed within Table 12 of the UKGBC ‘Carbon Offsetting for Net Zero Carbon 

Buildings’ Guidance. 
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7.2.5 Manchester City Council Net Zero Carbon 
 

In support of Manchester City Councils target to become a Net Zero Carbon City by 2038, the following timeline 

demonstrates an overview of the path towards a Net-Zero Carbon development through a series of short, 

medium and long-term, carbon mitigation measures and actions. 
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8. BREEAM 

8.1 BREEAM 
 

BREEAM (Building Research Establishment’s Environmental Assessment Method) is the world’s leading and 

most widely used environmental assessment method for buildings. 

 

BREEAM UK New Construction scheme is a performance-based assessment method and certification scheme 

for new non-domestic buildings. The primary aim of BREEAM UK New Construction is to mitigate the life cycle 

impact of new buildings on the environment in a robust and cost-effective manner. This is achieved through 

integration and the use of the scheme by clients and their project team at key stages in the design and 

construction process. 

 

The building’s performance is assessed under a number of categories, including: 

 

• Energy; 

• Water; 

• Transport; 

• Materials;  

 

• Land Use; 

• Pollution; 

• Health and wellbeing; and 

• Management.

The BREEAM rating benchmarks for BREEAM UK new construction projects assessed using the 2018 version of 

BREEAM are presented in Table 6.1 below. 

 

Table 8.1 – BREEAM Rating Benchmarks 

 

BREEAM Rating % Score Required 

Outstanding ≥ 85 

Excellent ≥ 70 

Very Good ≥ 55 

Good ≥ 45 

Pass ≥ 30 

 

There are minimum standards associated with the BREEAM ‘Excellent’ standard in terms of the building’s energy 

and emission performance. However, to ensure that performance against fundamental environmental issues is 

not over-looked in pursuit of a particular rating, BREEAM sets minimum standards of performance in key areas 

e.g. energy, water, materials etc.   

 

A BREEAM ‘Excellent’ rating requires the following minimum performance standards, see Table 8.2. 
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Table 8.2 – Mandatory ‘Excellent’ Standards  

 

BREEAM NC 2018 Issues 
Minimum Standards for BREEAM 

for 'Excellent' rating 

MAN 3: Responsible Construction Practices 
One credit (responsible construction 

management) 

MAN 4: Commissioning and Handover 
One credit (commissioning-test schedule 

and responsibilities) 

MAN 4: Commissioning and Handover Criterion 11 (Building User Guide) 

MAN 5: Aftercare 
One credit (commissioning - 

implementation) 

ENE 01: Reduction of Energy Use and 

Carbon Emissions 
Four credits 

ENE 2: Energy Monitoring One credit (First sub metering credit) 

WAT 1:  Water Consumption One credit 

WAT 2: Water Monitoring Criterion 1 only 

MAT 3: Responsible Sourcing of Materials Criterion 1 only 

WST 03: Operational Waste One credit 

 

8.2 Potential BREEAM Rating 
 

A BREEAM UK 2018 Non-Domestic New Construction (Commercial: Office) – Shell and Core assessment has 

been prepared by a qualified, licensed BREEAM Assessor. This determines the feasible credits and potential 

BREEAM rating for No 3. Circle Square and demonstrates a commitment to the principles of good construction, 

design and sustainability. 

 

BREEAM Score and Rating – ‘Excellent’ 

 
Working alongside the qualified BREEAM assessor, the technical design team has reviewed the individual credit 

criteria and award of credits within the BREEAM assessment in order to optimise the building’s BREEAM 

performance.  All credits allocated within this BREEAM assessment will require further technical verification and 

additional feasibility assessment during the formal Design Stage and Post Construction BREEAM assessment. 

 

The current BREEAM Design Stage Tracker (presented in the Appendix of this Statement) show that the building 

is expected to perform as follows: 

 

• Indicative building BREEAM score = 76.34% (minimum required for BREEAM ‘Excellent’ = 70%) 

• Indicative BREEAM rating = Potential for BREEAM ‘Excellent’ rating. 
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Following an initial review of the proposals the BREEAM New Construction report demonstrates that the 

proposed development is able, in principle, to meet all mandatory credit requirements and achieve an overall 

BREEAM ‘Excellent’ for this development.  

 

Details of the BREEAM credits targeted can be found in the Design Stage tracker in the appendix of this report. 

 

8.3  BREEAM Credit Award Review 
 

An overview of the BREEAM credit award for each issue is presented below. The BREEAM 2018 New 

Construction is presented within Appendix A of this document and contains a full commentary on the individual 

credit award and specification requirements. 

 

8.3.1 Management 
 

Project Brief and Design – 

 

• Stakeholder consultation covering project delivery and relevant third parties. This is to encourage an 

integrated design process and considering BREEAM performance targets early to influence decision-

making and optimise building performance. 

 

Life Cycle Cost and Service Life Planning – 

 

• Reporting the capital cost of the building. This will promote the business case for sustainable buildings 

through the enhanced understanding of capital cost; and, 

 

• An outline, entire asset elemental life cycle cost (LCC) plan and a component level LCC option appraisal 

will be carried out to improve design, specification, through-life maintenance and operation. 

 

Construction Site Impacts – 

 

To recognise and encourage construction sites that are managed in an environmentally and socially considerate, 

responsible, and accountable manner, the following will be carried out/implemented during the construction 

phase: 

 

• All timber and timber-based products used on the project will be 'legally harvested and traded timber'; 

 

• The principal contractor will demonstrate sound environmental management practices and 

consideration for neighbours across their activities on-site; and, 

 

• Site related energy and water impacts are monitored and reported to ensure ongoing compliance 

during the Construction, Handover and Close Out stages and to improve awareness and understanding 

for future projects. Construction site impacts will be minimised as follows: 

 

o Monitor, report and set targets for carbon dioxide or energy arising from site activities; 

o Monitor, report and set targets for water consumption arising from site activities; and, 

o Monitor and record data from the transport movements and impacts resulting from delivery of 

construction materials to site and construction waste from site. 
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Commissioning and Handover – 

 

The provision of the following processes and handover guidance will be provided to encourage a planned 

handover and commissioning process which will reflects the needs of the building occupants: 

 

• A schedule of commissioning including optimal timescales, appropriate testing and commissioning of 

all building services systems and building fabric in line with best practice will be undertaken; and, 

 

• Provision of a non-technical Building User Guide and user/operator training timed appropriately around 

handover and proposed occupation will enable building users to use and manage the building 

operations efficiently. 

 

8.3.2 Health and Wellbeing 
 

The development will seek to (where viable to do so) enhance the quality of the workspace in building by 

increased comfort, health and safety of building occupants, visitors and others within the vicinity. 

 

Visual Comfort – 

 

• Internal lighting systems will be designed to avoid flicker and provide appropriate illuminance (lux) 

levels. This will ensure best practice in visual performance and comfort for building occupants;  

 

• Internal lighting will be zoned to allow for occupant control; and, 
 

• The external lighting strategy will be designed to reduce unnecessary light pollution, energy 

consumption and nuisance to neighbouring properties. 

 

Indoor Air Quality - 

 

• An indoor air quality plan will be produced, with the objective of facilitating a process that leads to 

design, specification and installation decisions and actions that minimise indoor air pollution during 

occupation of the building; and, 

 

• The building has been designed to minimise the indoor concentration and recirculation of pollutants in 

the building. 

 

Thermal Comfort - 

 

To ensure that appropriate thermal comfort levels are achieved throughout the design, and controls are 

selected to maintain a thermally comfortable environment for occupants within the building, the following will 

be undertaken: 

 

• Thermal modelling will be carried out to appropriate standards; 

 

• Projected climate change scenario(s) will be considered as part of the thermal model; and, 

 

• The thermal modelling analysis will inform the temperature control strategy for the building and its 

users. 
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Acoustic Performance – 

 

• The building will meet the appropriate acoustic performance standards and testing requirements in 

terms of:  

 

- Sound insulation; 

- Indoor ambient noise level; and, 

- Room acoustics. 

 

This will ensure that the building's acoustic performance including sound insulation meets the appropriate 

standards for its purpose. 

 

Safety, Security and Surroundings – 

 

• Security needs will be understood and taken into account in the design and specification. This is to 

encourage effective measures that promote safe and secure use and access to and from the building. 

 

8.3.3 Energy 
 

Reduction of CO2 Emissions – 

 

• The energy performance of the development will exceed current building regulation Part L, 2A (2013) 

criteria in accordance with the current local planning policies and align with the BREEAM ‘Excellent’ 

mandatory requirements; 

 

• The proposed approach to emissions reduction at this site will be through a fabric led energy strategy 

and efficient servicing, in accordance with the principles of the Energy Hierarchy; and, 

 

• Low zero carbon technologies in the form of air and water source heat pumps, in conjunction with solar 

PV will be used for all space heating and hot water loads. 

 

Energy Monitoring – 

  

• Energy metering systems will be installed to enable energy consumption to be assigned to end uses; 

and, 

 

• Sub-meters will be provided for high energy load and tenancy areas.  

 

Energy monitoring/metering is a powerful tool to help facilities management to organise and manage their 

consumption, target certain areas of over-use and streamline controls to improve efficiency over time and 

seasons. 

 

External Lighting – 
 

• The specification of energy efficient light fittings for external areas of the development as follows: 
 

o All new external light fittings within the construction zone will be dedicated low energy (LED); 

and, 

o External light fittings will be controlled through a time switch or daylight sensor to prevent 

operation during daylight hours. 
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Low Carbon Design - 

 

• A Passive Design and Low Zero Carbon Feasibility Report will be produced in order to investigate 

reductions in the energy demand of the building. 

 

Energy Efficient Transportation Systems - 

 

• An analysis of the transport demand and usage patterns will be undertaken to determine the optimum 

number and size of lifts; This would encourage the implementation of energy efficient and suitably sized 

systems, and, 

 

• Energy efficient installations will be specified. 

 

8.3.4 Transport 
 

To further enhance the sustainable credentials of the proposals, a Transport Statement has been prepared by 

Curtins Consulting Limited. 

 

• The proposed development is located within a highly sustainable location in terms of transport 

connections with basic facilities and amenities all within easy walking distance of the site; and,  

 

• A site-specific travel plan based on the needs of the site has been undertaken to promote sustainable 

reductions in transport burdens. 
 

Transport Links – 

 

• The site benefits from excellent sustainable access opportunities and is well connected by existing 

walking routes to key trip attractors. Bus, rail and Metrolink train can also be used to easily access the 

site.  
 

• There is a very good level of public transport provision in the area; 

 

• Sustainable transport measures and facilities across the site will be maximised, the measures include: 
 

o 118no. cycle storage spaces will be provided along with facilities (e.g. showers and changing 

facilities);  

o The site is within close proximity to a range of local amenities; and, 

o The Accessibility Index for the site is ≥8 confirming the sustainable location of the site in relation 

to alternative transport nodes. 
 

Local Amenity Access -  

 

• Building users are able to walk to local amenities and shops within the Oxford Road area and along 

Deansgate; and, 
 

• The site benefits from very good links to local amenity space and recreational facilities in support of a 

vibrant, diverse and inclusive community. 

 

8.3.5 Water 
 

Water Consumption and Monitoring – 
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• At present, appliances are graded on a scale from G (the least efficient) up to A++ (the most efficient). 

A water efficiency strategy will be determined for the site and will include for the provision of ‘A’ rated 

appliances and fittings as a minimum; 

 

• The buildings will be specified with efficient water fixtures and controls. This will result in a reduction 

in water consumption (litres/person/day); The mandatory minimum criteria for the BREEAM ‘Excellent’ 

rating will be achieved and a potential improvement targeted, which is a 50% improvement over the 

set BRE water consumption baseline; and, 

 

• Soft landscaped area will rely solely on precipitation throughout all seasons of the year. 

 

Water Leak Detection and Prevention - 

  

• The provision of a leak detection system capable of detecting a major water leak on the mains water 

supply. Leakage especially in the case of water can be a drain on the resource and particularly difficult 

to establish without data collection; and, 

 

• Flow control devices that regulate the supply of water to each WC area/facility according to demand 

will be installed. 

 

Water Monitoring –  

 

• A water meter on the mains water supply to the building will be specified to monitor and manage 

consumption. 

 

8.3.6 Materials 
 

This development will contribute towards making more efficient use of non-renewable material resources and 

to reducing the lifecycle impact of materials used in construction.  

 

Materials Lifecycle Impacts – 

 

• Materials will be selected which have a low environmental impact throughout their life cycle for the 

main building elements; and, 

 

• An IMPACT compliant Life Cycle Analysis (LCA) tool will be utilised and an assessment carried out to 

measure the environmental impact of the building. Through conducting a life cycle assessment and 

integrating its outcomes in the design decision-making process, the design team will use this tool to 

measure and aim to reduce the buildings environmental impact. 

 

Responsible Sourcing of Materials – 

 

• All timber used on the project will be responsibly sourced in accordance with the UK Government's 

Timber Procurement Policy; 

 

• Responsible sourcing of materials will be managed by the contractor. All timber used within the 

development will be responsibly sourced, verified by either the Forest Stewardship Council (FSC) or 

Programme for the Endorsement of Forest Certification standard (PEFC); 

 

• Materials will be selected which have a low environmental impact throughout their life cycle; 
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• Suppliers and manufacturers who operate Environmental Management Systems will be prioritised; and, 

 

• Consideration will be given to local sourcing of construction materials where feasible. 

 

Designing for Robustness – 

 

• Adequate protection will be provided for exposed elements of the building and landscaped areas, 

therefore minimising the frequency of replacement materials; and, 

 

• Relevant building elements will incorporate appropriate design and specification measures to limit 

material degradation due to environmental factors. 

 

Material Efficiency –  

 

• At the Preparation, Brief and Concept Design RIBA stages; targets will be set, opportunities identified, 

and methods put in place to optimise the use of materials. This is to avoid unnecessary materials use 

arising from over specification without compromising structural stability, durability or the service life of 

the building. 

 

8.3.7 Waste 
 

Construction Waste – 

 

Prior to commencement of the construction phase, a Construction Resource Management Plan will be 

produced by the developer to limit the on and off-site environmental impacts of construction. The waste 

management strategy will also include the following: 

 

• Procedures to reduce construction waste related to on-site construction and off-site manufacture/ 

fabrication; and, 

 

• Diverting non-hazardous construction (on-site and dedicated off-site manufacture/ fabrication), 

demolition and excavation waste (where applicable) generated by the project from landfill. 

 

Operational Waste – 

 

• Provision of suitable space and facilities to allow for segregation and storage of operational recyclable 

waste volumes generated by the building occupants and activities will optimise recycling rates; and, 

 

• A waste management strategy will be developed, ensuring that adequately sized bin storage areas will 

be provided, access for collection personnel and vehicles has been established and other aspects of 

waste management is designed into the development at an early stage of the design. The strategy 

allows for storage of recyclable materials in order to optimise the recycling rates achieved by 

Manchester City Council. 

 

Adaptability to Climate Change –  

 

• The creation of a climate change adaptation strategy appraisal which will consider the mitigation 

measures for more extreme weather events arising from climate change over the lifespan of the 

building. This strategy aims to minimise the future need of carrying out works to adapt the building 

strategy to take account of more extreme weather changes resulting from climate change and changing 

weather patterns. 
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Design for Disassembly and Adaptability – 

 

• A building specific adaptation strategy will be undertaken to encourage consideration and 

implementation of measures to accommodate future changes to the use of the building and its systems 

over its lifespan. This strategy will ensure that there is unnecessary materials use, cost and disruption 

arising from the need for future adaptation works as a result of changing functional demands and to 

maximise the ability to reclaim and reuse materials at final demolition in line with the principles of a 

circular economy. 
 

8.3.8 Biodiversity 
 

Selection and Ecological Value of the Site – 

 

• The proposed re-development is located on an occupied site and will reuse the exiting building 

structure. This is an efficient use of land and resources; 

 

• The land and retained building within the construction zone has been confirmed to be of low ecological 

value by the Suitably Qualified Ecologist; 

 

Minimising Impact on Existing Site Ecology and Enhancement – 

 

• A Suitably Qualified Ecologist, Penny Anderson Associates have been appointed and found that the 

existing building has the potential to enhance on site ecology; 

 

• It is not anticipated that there will be a negative change in plant species richness. 

 

• On-site measures for managing negative ecological impacts during site preparation and construction 

are implemented in-practice (e.g. mitigation measures to protect existing ecological features). 

 

• Measures Will be implemented that enhance ecological value, which are based on input from the 

project team and Suitably Qualified Ecologist in collaboration with representative stakeholders. 

 

Long Term Ecology Management and Maintenance -  

 

• Measures will be implemented to manage and maintain ecology throughout the project. 

 

• A Landscape and Ecology Management Plan will be developed in accordance with BS 42020:2013. 

 

8.3.9 Pollution 
 

Impact of Refrigerants - 

 

• Systems will be specified to reduce the level of greenhouse gas emissions arising from the leakage of 

refrigerants from building systems; and, 

 

• All systems will be either hermetically sealed or a permanent automated refrigerant leak detection 

system will be specified, that is robust and tested, and capable of continuously monitoring for leaks. 

 

Local Air Quality –  
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• Poor air quality has a detrimental effect on humans, fauna and flora. Gases such as nitrous oxides (NOₓ) 

can react with other gases and environmental factors including sunlight to create substances that have 

a major impact on health and wellbeing. The ‘full electric’ energy strategy, will result is no local NOx 

emissions as the emissions are displaced elsewhere on the grid. 

 

Surface Water Management – 

 

• The development site is located partly within Flood Zone 1, and partly within Flood Zone 2. As such a 

site specific Flood Risk Assessment has been produced by Curtins Consulting Limited confirming that 

the site has a low probability of flooding. 

 

• The developer commits to ensuring that the surface water runoff will be managed resulting in the peak 

rate and volume of surface water run-off will be no greater post-development than pre-development. 

The development will not increase flood risk to the wider catchment area as a result of suitable 

management of surface water runoff discharging from the site. 

 

Reduction of Night-time Light Pollution – 

 

• The external lighting strategy will be designed to reduce unnecessary light pollution through effective 

design, minimising energy consumption and nuisance to neighbouring properties. 

 

Reduction of Noise Pollution – 

 

• A Noise Impact Survey will be produced demonstrating that the noise levels from the assessed building 

will be at least 5 Db lower than the background noise throughout the day and night.  

 

Figure 6.1, below, demonstrates the percentage of credits targeted based on the total number of credits 

available for each section within the BREEAM assessment. 

 

Figure 8.1 – Percentage of credits targeted against credits available  
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9. CONCLUSION 

This Statement has reviewed the sustainability performance of the proposed No. 3 Circle Square development 

against national and local planning policies. The conclusion that can be drawn from the review is as per the 

following: 

 

Sustainability Performance – 

 

• Water consumption of the development will be minimised through the specification of efficient water 

fixtures.  

 

• The proposed scheme location promotes access to sustainable transport options and the design has 

prioritised pedestrians and cyclists over the private car. Provision of cycle storage and facilities, and 

access to regular busses and trains will contribute towards creating a highly connected and sustainable 

development, demonstrating compliance with the requirements of CS Policy T1 – Sustainable 

Transport. 

 

• The development Site is located within Flood Risks Zone 1 and 2. A Flood Risk Assessment has been 

produced by Curtins Consulting Limited confirming that the risk of flooding for the site is very low, and 

post development surface water run-off rates will be managed and mitigated through the 

implementation of SUDs where applicable, demonstrating compliance with the requirements of CS 

Policy EN 8 – Adaption to Climate Change. 
 

• Waste arising during construction and occupation/operation will be minimised through the 

implementation of a Waste Management Plan. The WMP will be used to ensure that there is adequate 

management and storage of construction waste takes place in line with the Council’s policies. 

Opportunities for the possible recycling of construction waste from excavation works will also be 

considered in line with best practice. 

 

• A refuse management strategy has been developed by Curtins Consulting Limited to manage waste and 

recyclables from the operational phase of the development. Source segregation and the provision of 

refuse areas will encourage the occupants to recycle and divert waste away from landfills.  

 

• Materials are proposed to be responsibly sourced and materials with low environmental impact will be 

selected and local suppliers will be prioritised. Material selection will be carefully considered to avoid 

the use of toxic materials and materials with VOCs.  

 

• The findings from the Preliminary Ecological Appraisal show that the existing site is currently assessed 

of being of limited ecological value, however there are opportunities to enhance the site ecology and 

biodiversity through both planting and ecological protection and enhancement measures. 

 

• The development provides good access to a range of outdoor green and blue spaces within the wider 

Circle Square development area, including both the Symphony Park and Symphony Gardens areas,  

demonstrating measures in line with the Green and Blue Infrastructure Strategy for Manchester. 

 

• A detailed Life Cycle Assessment has been undertaken in order to provide an overview of the embodied 

carbon associated with construction materials over the lifetime of the building. This report has provided 

an options appraisal in order for alternative, less carbon intensive materials to be specified. 
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• A BREEAM Assessment has been undertaken assessing the sustainability performance of the building. 

The development is targeting an ‘Excellent’ rating and is expected to perform well against the BREEAM 

criteria, demonstrating an improvement over the requirements of CS Policy DM 1 - Development 

Management. 

  

Energy And Net Zero Carbon Strategy –  

 

The development will be designed and specified in accordance with the principles of the energy hierarchy and 

in line with the targets and guidance set out in Manchester City Council’s Core Strategy. 

 

• A combination of enhanced building fabric (beyond the regulatory compliance standard), efficient 

mechanical and electrical systems, and controls, will achieve compliance with the emission reduction 

targets stipulated by Building Regulations Part L2A (2013); 

 

• The non-domestic units also benefit from air and water source heat pumps specified to meet space and 

water heating requirements. These systems are extremely energy efficient and will play a significant 

role in reducing the development’s carbon footprint; 

 

• Local controls will be utilised to ensure maximum thermal comfort and energy savings; and 

 

• Energy modelling calculates significantly enhanced % emissions reductions over Part L2A (2013) of the 

Building Regulations, demonstrating compliance with CS Policy EN 6 - Target Framework for CO2 

Reductions from Low or Zero Carbon Energy Supplies as follows: 

 

o Non-Domestic (Office) – 42.32% improvement over Part L2A Building Regulations. 

o Non-Domestic (Café) – 35.94% improvement over Part L2A Building Regulations 

o Non-Domestic (Retail 1) – 48.88% improvement over Part L2A Building Regulations  

o Non-Domestic (Retail 2) – 51.12% improvement over Part L2A Building Regulations  

 

• A TM54: Operational Energy Performance analysis has been undertaken in order to assess the 

operational energy performance of the building. This analysis has been compared with UKGBC Energy 

Intensity Performance benchmarks in order to assess the Net Zero Carbon aspirations of the building. 

These results demonstrate that the development has the potential to achieve the target of 55kWh/m2 

/yr (UKGBC 2035-2050 Paris Proof Target) to be met. 

 

• A NABERS Assessment has been undertaken demonstrating that, in its current form, the developments 

base build energy consumption is in line with the NABERS 5.5-star rating, with the potential to achieve 

a 6-star rating following improvements in power efficiencies and technology during the buildings life 

cycle.   

 

• Offsetting encapsulating any residual carbon emissions from construction or operation will be offset 

through an approved international or domestic carbon standard. 

 

In conclusion, the proposals reviewed within this statement for the scheme at No.3 Circle Square in Manchester 

will deliver a highly energy efficient and sustainable scheme, providing a quality development that accords with 

the guidance provided within the Manchester City Council’ adopted planning policies.  

 

 

 

 

 



 

 

 

APPENDIX A – BREEAM TRACKER  
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APPENDIX B – ENERGY PERFORMANCE AND PERFORMANCE APPRAISAL  
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