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Introduction
Two years after the UK officially left recession, Q3 of 2014 is showing
strong signs of recovery. Construction levels are recovering more rapidly
than forecasts predicted, supported by successive quarters of strong
economic growth. Large‑scale infrastructure investment being supported
ahead of the next general election through the One North initiative,
coupled with an ongoing stabilisation of the UK economy, have set the
scene for increasing levels of activity and a boost in investor confidence.
As the region’s largest economy, Greater Manchester
will play a key part in narrowing the North-South
divide, securing an additional £476.7 million from
the government as part of the recent Growth Deal
for northern cities. At the heart of the conurbation,
Manchester and Salford hold the key to unlocking
much of Greater Manchester’s future success.
Much of this year’s recorded activity is focused to the
west of the regional centre in the Salford Fringe area.
With additional developments set to start here in the
near future, it is emerging as a key area for investment.
The City core continues to be the focus for much of the
new development on the Manchester side of the Irwell,
but activity is generally spread across the centre.

A total of thirteen schemes have completed since last
year’s survey, comprised of:
•	320,000 sq. ft. of office space across four buildings
•	390,000 sq. ft. of education and research facilities
•	one hotel
•	212 residential units
•	1,457 student bed spaces
•	The long‑anticipated completion of the Central
Library redevelopment and the Town Hall extension.
Encouraging levels of completions follow on from 2013,
which saw the highest number of new construction
starts since 2008 and, although this year’s survey
contains four fewer starts than last year’s 19, overall
construction numbers are up, there are a number of
major infrastructure projects now underway and the
city’s planned pipeline of development promises to
continue to drive the local economy forward.

Definitions
Time period:

July 2013 – September 2014

Size minimum:
		
		

Office –10,000 sq ft, retail – 10,000 sq ft, residential – 25 units

Construction type:

New build construction or significant/comprehensive refurbisment

Education, leisure, hotel and multi-storey car park schemes– significant scheme for inclusion
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Office

There is 325,000 sq. ft. of office space in the
construction pipeline, slightly less than at the
same time last year. The majority of that space has
since completed through ONE St. Peter’s Square’s
268,000 sq. ft. of Grade A space, 189,000 sq. ft.
of which is still available.
A key new start this year is the 165,000 sq. ft. first
phase of the ‘The Embankment’ in The Exchange
area of Salford. This is being developed speculatively
by Ask Property Developments, Carillion and Tristan
Capital Partners, initially operating an eight‑ year
non‑occupational lease with Salford City Council.
Allied London’s Cotton Building in Spinningfields is
the other new start now on site. Both schemes have
adopted innovative funding strategies to enable
development to commence without occupational
pre‑lets being in place, and will supply much needed
new floorspace to the market in 2015 and 2016.

Beyond the floorspace under construction, there is a
significant level of space in the planning pipeline with
projects at NOMA, the second phase of Embankment
(100 Embankment), the final phase of Spinningfields
(1 Spinningfields), New Bailey in Central Salford,
2 St Peter’s Square and 24 Mount Street all with
planning permission in place. Planned developments
such as these could total 1m sq. ft. of new Grade A
space if constructed.
Whether 1.5m sq. ft. of new space could be
successfully supported is not clear but speculative
office development is back on the agenda, driven by
high occupational demand which has increased for a
second successive year. The first half of 2014 showed
activity up more than 70% on the first half of 2013 at
801,000 sq. ft. of take up across 170 transactions.
The second quarter saw the strongest take‑up since
2007, with over 487,000 sq. ft. transacted.
A third of office space transactions can be attributed
to the financial and legal sectors, highlighting
Manchester’s ongoing strength in the professional
services industry. Slater & Gordon solicitors’
letting of 105,000 sq. ft. at 58 Mosley Street was
the largest transaction in more than a decade.
Meanwhile, AutoTrader has taken 60,216 sq. ft. at
Ask Developments’ No 1 First Street with Ford Capital
signing for an additional 24,750 sq. ft in the same
building. Barclays has taken 81,000 sq. ft. at 4 Piccadilly
Place, and Towergate Insurance has moved into
34,775 sq. ft. at 3 Hardman Square, with TLT agreeing
to let 22,000 sq. ft. in the same building.

Manchester: office development pipeline
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As a result, Grade A availability is now just 283,000 sq. ft.,
down from a peak of 600,000 sq. ft. in 2009. Low levels
of supply combined with high levels of transaction
activity during 2014 is producing demand for new
space. This becomes even more pertinent when
considering current high profile requirements from
EY, Addleshaw Goddard, PWC, and DLA Piper – all of
whom are on the hunt for at least 50,000 sq. ft. of
office space within the city centre.

Residential

Residential development is at its highest level in five
years, with 1,426 units under construction.

Manchester: residential development pipeline

There are three new residential starts in this year’s
survey: Phase 2 of Potato Wharf, ONE Greengate and a
refurbishment and extension project on Princess Street.
A further six schemes are also continuing construction
into their latter stages. Collectively, these nine schemes
will deliver 1,426 dwellings by Q1 2016, with two thirds
of these due to be completed by early 2015.

4,500

Despite the relative lack of newly started projects this
year, the planned development pipeline within the
regional centre is an encouraging indicator of future
growth. The most significant scheme to mention is
Manchester Life, which is a joint partnership between
Manchester City Council and Abu Dhabi United Group.
It encapsulates the ethos of the Manchester Place
initiative launched by Manchester City Council and the
HCA which is seeking to bring 55,000 new homes to
the city by 2027 – Manchester Life is earmarked for
delivery of 6,000 dwellings alone in the New Islington
and Ancoats areas of Manchester by 2024. The first
phase is due to start in 2015, developing 830 homes
with direct access to HCA funding.

1,500

Planning application activity gives an indication of
potential future construction activity. Not since the
boom years of 2006/07 has the volume of applications
for residential units been so high. In the first nine months
of 2014, planning permission was sought for over
3,000 units from Manchester and Salford City Councils
within the area covered by our Crane Survey. Almost two‑
thirds of these planned units are within Salford,
particularly in and around the Chapel Street area.
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There is an acute difference between Build to Rent and
PRS. Appetite for investment in this sector is strong.
The Build to Rent market is also expected to remain
resilient, with city centre occupancy levels often quoted
above 95%. Traditional apartment schemes with some
lower density town housing remain the order of the day.
With the regional centre’s economic
growth objectives hinging firmly on delivery of significant
numbers of new residential units, the anticipated
upturn in residential activity is a welcome change.

Image courtesy of ISIS Waterside Regeneration

The scale of projects in the planning pipeline is significant.
They are focused on medium to high density schemes.
Many are billed as being for the Private Rented Sector
(PRS) which is seen as a key focus for delivery of a
significant proportion of the stated 55,000 new homes
that the city requires. The rental sector has already
seen a boost in investment from the HCA’s ‘Build To
Rent’ initiative, for which Manchester was allocated
funding for 2,329 of the 9,955 dwellings nationwide
in the second round of funding – the highest of any
city outside London. ONE Greengate in Salford has
benefited from Build to Rent funding as have other
planned schemes in the centre.
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Hotels, Leisure and Retail

With an average hotel room occupancy rate of 76% at
August 2014, Manchester is above the UK average of
59% and is clearly now being seen as an investment
priority alongside London for hoteliers, having increased
from an occupancy rate of 72% in February 2012.
Four new hotels have started construction since last
year’s survey, which cater for a wide range of demand.
Once completed these will add a total of 1,088 rooms,
when combined with the two starts from last year’s
survey that are still under construction. 95 rooms have
already been completed through the former Brown
Brother’s Building, which is being operated as
The Ainscow – a boutique 4‑star hotel.
Transport hubs and hotels evidently go hand in hand with
two hotels currently under construction on Aytoun Street
and London Road (637 rooms combined) near Piccadilly
Station and another planned nearby (Yotel – 258 rooms).
With regard to leisure activity, a new £25 million
production centre for contemporary arts (the HOME
Cultural Facility) remains under construction as part of
First Street. It includes a 500 seat theatre, a 150 seat
theatre, over 5,000 sq. ft. of gallery space, 5 cinema
screens and a café bar and restaurant. It forms part of
the wider retail and leisure scheme ‘First Street North’,
which has a combined total floorspace of 500,000 sq. ft.
and is due for completion in Q2 2015.

HOME, First Street: Image courtesy of Mecanoo Architects
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Aviva Investors has also commenced its £30 million
redevelopment of the Corn Exchange to promote a
new dining and food destination. Underperformance as
a retail destination since reopening in 2000 after
the IRA bombing led to plans for 131,200 sq. ft. of
redeveloped internal space that incorporates 13 new
restaurants while retaining five restaurant brands that
currently let space in the complex.
Another quiet year for new retail space sees only
20,000 sq. ft. being developed on the ground floors of
other commercial and residential developments. 33,000
sq. ft. of retail/food and drink will also be provided as
part of First Street North. King Street – Manchester’s
original high‑end shopping street – is however
experiencing something of a turnaround in fortunes,
seeing vacancy rates drop from nine units in February
2013, to six in September 2014 with Jigsaw, White Stuff
and Bravissimo Pepperberry moving in.
As The Avenue in Spinningfields increasingly becomes
a food & beverage destination, replacing many of the
high end retailers who took occupation in 2011, the
question is where will Manchester’s next wave of retail
development come from?

Education and Research
Facilities

This year’s survey saw the completion of the new
Birley Campus for Manchester Metropolitan University
and the new MMU Student’s Union – the latter is a
new start this year, and has taken just under a year
to complete. The Birley Campus includes a total of
1,178 new student bed spaces in flats and town houses,
and a new education facility that has consolidated
MMU’s assets to house the Faculty of Education and
the Faculty of Health, Psychology and Social Care.
As part of the First Street North project, Vita was
completed in September and provides 279 studio
apartments targeted at students. Following completion
of these two major schemes, the student housing
development pipeline in the city centre is now at its
lowest level in five years.

It is expected that the University of Manchester’s new
Engineering Campus Development will see a new
wave of development activity in 2015, and possibly
also plans for its North Campus, the former home
of UMIST. Before then, the new business school, in
partnership with Bruntwood, is expected to start phase
1 on site at the end of 2015, including a 4 star hotel
and an Executive Education Centre. Phase 2 is awaiting
planning approval for refurbishment of the existing
business school to provide new educational facilities
and retail uses along with public realm improvements.

After a number of strong years of construction in the
education and research sector, there is currently just
one scheme under construction, the 82,000
sq. ft. National Graphene Institute, which is due to
be completed in Q1 2015. A second phase, the £60m
‘Graphene Engineering Innovation Centre’ has also
been announced to complement the first research
centre for this wonder material. Citylabs by the
Manchester Science Partnership also completed this
year, letting 40,000 sq. ft. of its total 94,000 sq. ft. to
ICON Development Solutions, with the rest of the space
being let to the NHS, the Manchester College and other
technology companies.

National Graphene Institute, Image courtesy of Jestico and Whiles

Manchester Crane Survey 2014   5

Connectivity

Planned improvements to the public transport network
are set to have a great impact. Recent proposals from
the northern cities of Leeds, Sheffield, Liverpool,
Newcastle and Manchester have been well received by
Chancellor George Osborne, with a potential £15 billion
to be allocated over five years to improve science
facilities, transport and other infrastructure to create
a “Northern Powerhouse”.
Despite infrastructure projects not being included
within our survey statistics, a significant number of such
projects are now underway which will fundamentally
affect the future growth and development of the
whole of Greater Manchester.
Network Rail has begun work on the Northern Hub
Programme, which is set to improve connections
between Liverpool, Manchester and the rest of the
north. The construction of the Ordsall Chord, which
is hoped will commence in Spring 2015, will improve
connections between Manchester’s Victoria, Oxford
Road and Piccadilly stations, and will allow four more
trains per hour to travel through Manchester to Leeds
and Liverpool. The upgrade to Victoria Station by
Network Rail remains under construction with a new
roof structure shortly to be completed, followed by
façade improvements, new platforms and improved
Metrolink connections.

Image courtesy of Mikey Gene Hunt @ Flikr
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Construction works have continued to improve
Manchester’s increasingly popular Metrolink system.
The project to connect Manchester Airport to
Manchester City Centre through the existing Didsbury
line is 12 months ahead of schedule, with the Airport
Station expected to be open by the end of 2014.
Further expansion is planned towards Trafford Park,
taking the total amount of track to 79.5 miles across
Greater Manchester and connecting 2.5 million
people across the region. Improvement of services on
Metrolink within the city will also be achieved through
the Second City Crossing which started work this
year and is due for completion in 2017, allowing the
capacity for 15 new trams per hour. 14 new trams were
purchased by Transport for Greater Manchester earlier
in 2014 in preparation for the completed Metrolink
expansion. The Second City Crossing works tie into the
works now underway to revamp St Peter’s Square and
provide a new grand public and civic space that will
mark the heart of the city’s Civic Quarter.
Work on the Metrolink line to Manchester Airport
forms a key part of the wider Airport City project.
With the first Airport City building recently completed
and awaiting occupation by DHL, it is clear that
Manchester is becoming a better connected and
economically more competitive city on the global
stage. The realisation of the Northern Powerhouse
concept seems eminently achievable with Manchester
at its heart.

Conclusions

TOTAL
CONSTRUCTION
SCHEMES UP

10%
ON LAST YEAR

Private sector investment in Manchester is certainly
encouraged, and to some extent is driven, by
substantial public sector investment: the HCA’s
various housing market stimulation initiatives,
including a key role in Manchester Place; funding for
infrastructure projects; and funding from the Arts
Council and Manchester City Council for HOME.
Partnerships between public and private sectors, and
the streams of investment they create, have always
been a key feature of development activity within the
regional centre. Such partnerships will increasingly
strengthen Manchester’s claim to the title of the UK’s
second city.

SCHEMES
COMPLETED

23 13

SCHEMES UNDER
CONSTRUCTION

325k
SQ FT

2014 has been a reminder of the strength of
Manchester’s economy. Large‑scale projects are
under construction or very clearly on the development
horizon, attracting further new investment into
the regional centre. Infrastructure investment in
Manchester and across the north is set for a dramatic
increase over the coming years, which will lead to
better transport links and more flexibility between
the region’s core cities. £1bn of investment is being
pumped into Manchester’s Metrolink, bus and rail
transport systems, between now and 2017.

OF OFFICES
UNDER
CONSTRUCTION
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Manchester city centre map

Completed

Large‑scale projects are under construction or very
clearly on the development horizon, attracting further
new investment into the regional centre.
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Development table

No.

Name/Address

Developers

Main use

Total Size
(sq ft/units)

Completion
date

Comments

City Core – Under construction
1

88-92 Princess Street
Manchester

Beech Properties

Residential

35 apartments, 4,500 sq.
ft. commercial space

Q4 2014

Conversion of former hotel with 2
storey roof extension.

2

34 London Road

Olympian Homes/Livia/
LaSalle Investment
Management

Hotel

330 rooms

Q2 2015

Motel One is the operator.

3

8-10 Booth Street

Eclectic Hotels

Hotel

40 rooms

Q2 2015

Eclectic Hotels is to be the operator
of this former Grade II listed bank.

4

100 King Street

Marshalls Construction
Group

Hotel

60 rooms

Q2 2015

Bespoke Hotel group is to
be the operator of the new
“Hotel Gotham”

5

Corn Exchange

Aviva Investors

Leisure

131,200 sq. ft. of A1 and
A3 space

Q2 2015

Conversion and remodelling of
Grade II listed Corn Exchange.

6

Aytoun Street

Dominvs

Hotel

307 rooms

Q2 2016

Holiday Inn is the operator.

City Core – Completed
7

One St Peter’s Square

Argent Group/ Greater
Manchester Property
Group

Office

268,000 sq. ft.

Q3 2014

73,000 sq. ft. pre-let to KPMG.

8

Town Hall Extension
and Central Library

Manchester City Council

Council offices
and public library

680,000 sq. ft.

Q1 2014

Reopened March 2014.

9

53 King Street

Vision Developments

Mixed-use

20,000 sq. ft. office,
10,000 sq. ft. retail

Q4 2013

Just Costs Solicitors have let
4,320 sq. ft, with majority of
other space let as serviced offices.

Office

160,000 sq. ft. office
space

Q4 2015

Funding secured from GMCA
Growing Places and North West
Evergreen Funds.

Spinningfields/Leftbank – Under construction
10

Cotton Building,
Gartside Street,
Spinningfields

Allied London Property
Developments

Spinningfields/Leftbank – Completed
11

No. 1 Hardman Street,
Spinningfields

Allied London Property
Developments

Office

19,000 sq. ft.

Q2 2014

Fully let to Mediacom.

12

The Courthouse,
184-186 Deansgate

Henry Boot Developments

Mixed-use

14,000 sq. ft.
retail/13,500 sq. ft. office

Q4 2013

Let to commercial operators Mr
Pilling’s, and Handmade Burger Co.
Office space let to The Oddfellows
Friendly Society.

Residential

77 apartments, 6,000 sq.
ft. of retail

Q4 2014

HCA Get Britain Building scheme.

Northern Fringe – Under construction
13

One Smithfield Square,
Goadsby Street

Muse Developments

Southern Arc – Under construction
14

National Graphene
Institute

University of Manchester

Education

82,000 sq. ft.

Q1 2015

£38 million of funding received
from the Government and £23
million provide by the European
Research and Development Fund.

15

Grafton Street Car
Park

Central Manchester NHS
Foundation Trust

Other (MSCP)

938 spaces

Q2 2015

Extension to existing car parking
facility to total 1,774 spaces.

16

Potato Wharf

Lend Lease

Residential

102 apartments

Q2 2015

Phase 1 completed Q4 2010. Phase
2 currently under construction after
project stalled for 4 years.

17

First Street North

Ask Property
Developments Ltd/
Manchester City Council

Mixed-use

500,000 sq. ft.: 78,598
sq. ft. HOME cultural
facility; 208 bed hotel;
700 space MSCP and;
leisure/retail space

Q2 2015

New location for Cornerhouse and
Library Theatre Company, Melia
Hotel, ‘Q Park’ Car Park, leisure and
retail space.
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No.

Name/Address

Developers

Main use

Total Size
(sq ft/units)

Completion
date

Comments

Southern Arc – Completed
18

Birley Campus

Manchester Metropolitan
University

Education

268,000 sq. ft. academic
building, energy centre
and multi-storey car park

Q3 2014

Manchester Metropolitan’s
Education and Health Psychology
and Social Care faculties.

19

CityLabs

Bruntwood/Manchester
Science Parks

Business

94,000 sq. ft. biomedical
centre

Q4 2013

40,000 sq. ft. leased to Icon
Development Solutions. Other
space pre-let to NHS Foundation
Trust Charity’s main office, The
Manchester College and TRUSTECH.
Remaining space for clinical trials,
biomedical labs and facilities for
medtech companies.

20

Vita, First Street

Vita Ventures

Other

279 studio apartments

Q3 2014

Part of wider First Street Master
plan. 100% studio apartments
aimed at students.

21

MMU Students Union

Manchester Metropolitan
University

Education

28,309 sq. ft. SU building

Q3 2014

New £10 million Students Union.

22

Birley Fields Campus

Manchester Metropolitan
University

Student Housing

1,178 bedspaces

Q3 2014

Accommodation in townhouses
and flats.

Salford Fringe – Under construction
23

New Bailey,
Central Salford

English Cities Fund

Hotel

143 rooms

Q3 2014

Joint venture between Muse
Developments, Legal & General and
the HCA. Premier Inn will be the
operator.

24

X1 Chapel Street

X1 Developments

Student housing

109 bedspaces

Q3 2014

X1 Lettings are the operators.

25

Alto, Sillavan Way

Sillavan Developments Ltd

Residential

327 apartments and
3,500 sq. ft. retail

Q4 2014

Phased developments across 4
blocks. Phase 1, 2 and 3 complete.
Phase 4 to be completed later this
year.

26

Vimto Gardens,
Central Salford

English Cities Fund

Residential

83 apartments and 14
town houses

Q1 2015

Joint venture between Muse
Developments, Legal & General and
the HCA. A GBB Scheme.

27

101 Embankment

Ask Property
Developments Ltd and
Carillion

Office

165,000 sq. ft. office
space and 442 space car
park

Q3 2016

The first of two office blocks to be
developed. Car park to be operated
by Q Parks.

28

One Greengate,
New Bridge/
Mirabel Street

Pinnacle Developments
NW

Residential

497 apartments, 5,831 sq.
ft. of commercial.

Q1 2016

Build to Rent residential units.

29

Lowry Wharf,
Derwent Street

MMC Land &
Regeneration/ Irwell
Developments Ltd

Residential

80 apartments

Q3 2014

Block D (10 storey) currently under
construction. Block A, B and C
completed.

30

X1 Town Hall,
Bexeley Square

X1 Developments and
Knight Knox

Residential

125 apartments

Q3 2014

£6.7 million conversion of Grade II
listed former Salford Town Hall.

31

New Bailey,
Central Salford

English Cities Fund

Other (MSCP)

615 parking spaces

Q4 2014

Joint venture between Muse
Developments, Legal & General
Property and HCA. Building pre-let
to NCP on 35 year lease.

Artisan Property
Company

Hotel

95 rooms

Q2 2014

The Artisan Hotel is the operator –
a 4 star boutique brand.

Salford Fringe – Completed
32

Former Brown
Brothers Building,
East Ordsall Lane

Manchester Peripheral – Under construction
33

The Point,
New Islington,
Manchester

McCaul Developments

Residential

38 apartments

Q4 2014

HCA Get Britain Building scheme.
Phase 1, 2 and 3 complete (79 units).
Phase 4 under construction.

34

Royal Mill
redevelopment,
Murray Street/
Jersey Street

RM Developments
(Manchester) Ltd

Residential

48 apartments,
commercial use on
ground floor

Q4 2014

7th part of the Royal Mills Scheme,
The Kennedy Building, to be
completed October 2014. A Get
Britain Building Scheme.

Manchester Peripheral – Completed
35

Nuovo,
Great Ancoats Street

Nuovo Apartments (Joint
Venture between UK Land
and Property & Sir Robert
McAlpine)

Residential

166 apartments, 10,000
sq. ft. commercial space

Q3 2014

HCA Get Britain Building Scheme,
includes 126 open market
apartments and 40 low cost home
ownership units delivered by Adactus.

36

Islington Wharf Mews,
Great Ancoats Street/
Vesta Street

ISIS Waterside
Regeneration

Residential

29 apartments and
17 houses

Q3 2014

HCA Get Britain Building Scheme.

Red text denotes new start this Survey

10

Contacts
Michele Steel
Head of Deloitte Real Estate, North West
0161 455 6578
misteel@deloitte.co.uk

Andrew Hamilton
Director – Management and Valuation
0161 455 6453
andrhamilton@deloitte.co.uk

Sean Beech
Head of Deloitte Regions Real Estate
0151 242 9109
sbeech@deloitte.co.uk

Jon Lovell
Director – Sustainability
0161 455 6546
jlovell@deloitte.co.uk

Shaun Dawson
Research Manager
020 7303 0734
sdawson@deloitte.co.uk

Peter Wilkinson
Partner – Construction Advisory
0161 455 6583
pwilkinson@deloitte.co.uk

John Cooper
Director – Planning
0161 455 6512
johcooper@deloitte.co.uk

Simon Bedford
Partner – Development
0161 455 6484
sbedford@deloitte.co.uk

Callum Robertson
Director – Investment
0161 455 6569
carobertson@deloitte.co.uk

Manchester Crane Survey 2014   11

Notes

12

Deloitte refers to one or more of Deloitte Touche Tohmatsu Limited (“DTTL”), a UK private company limited by guarantee, and its
network of member firms, each of which is a legally separate and independent entity. Please see www.deloitte.co.uk/about for
a detailed description of the legal structure of DTTL and its member firms.
Deloitte LLP is the United Kingdom member firm of DTTL.
This publication has been written in general terms and therefore cannot be relied on to cover specific situations; application of the
principles set out will depend upon the particular circumstances involved and we recommend that you obtain professional advice
before acting or refraining from acting on any of the contents of this publication. Deloitte LLP would be pleased to advise readers
on how to apply the principles set out in this publication to their specific circumstances. Deloitte LLP accepts no duty of care or
liability for any loss occasioned to any person acting or refraining from action as a result of any material in this publication.
© 2014 Deloitte LLP. All rights reserved.
Deloitte LLP is a limited liability partnership registered in England and Wales with registered number OC303675 and its registered
office at 2 New Street Square, London EC4A 3BZ, United Kingdom. Tel: +44 (0) 20 7936 3000 Fax: +44 (0) 20 7583 1198.
Designed and produced by The Creative Studio at Deloitte, London. 39254A

