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The report

This year’s survey results present an overall  
picture of consistency and resilience in Manchester’s 
construction	sector.	This	is	quite	different	to	what	
happened during the ‘credit crunch’, which saw 
construction activity plummet and all the more 
remarkable given that we have witnessed the 
most severe economic recession since the Great 
Depression, as a consequence of the current  
health crisis.

To put this into perspective, we reported 27 
completions in 2019, which represented the third 
highest number on record, and 23 new starts. In  
2020,	that	figure	increased	to	35	completions	and	 
24	new	starts.	These	figures	underline	the	important	
role that the construction sector will play in driving  
the economic recovery in the City. They pay testament 
to the ability of businesses to adapt their working 
practices, supported by digital technology as well as 
the capacity of employees to overcome numerous 
challenges such as home schooling, furlough, reduced 
social interaction and more generally the blurring of 
boundaries between homeworking and home life.

This picture of resilience is shared across a number  
of our focus sectors. Residential in particular remains 
a key growth area driven by continued investor 
appetite and an increasing prevalence of schemes  
for	sale	to	owner	occupiers.	Product	differentiation	
such as co-living and intergenerational living continues 
to be a key theme with developers seeking to drive 
competitive advantage and increase the accessibility 
and attractiveness of city centre living to a broader 
target market. 

Interestingly,	in	the	office	sector	there	has	been	 
much debate and there is no doubt that future 
working models will be adapted by business and 
the	role	of	offices	will	change.	Offices	and	office	
development will however continue to play a critical 
role in supporting economic recovery and growth.  
It	is	therefore	very	positive	that	office	development	 
in the city remains above our crane survey average.  
It	has	reduced	but	not	fallen	off	a	cliff.	Indeed,	36%	 
of	new	office	development	in	the	City	is	already	 
pre-let. The commencement of 4 Angel Square in 
NOMA (240,000 sq ft) as an entirely speculative  
office	development	is	a	signal	of	confidence	in	 
future market. Moving forward the prospect of 

levelling up, Government department occupier 
requirements and ‘north shoring’ of business will  
act as a further stimulus. 

Of all sectors, the hospitality industry has been most 
acutely	affected,	with	hotel	occupancy	at	record	lows	
and expenditure in local shops and businesses limited 
to online and takeaway. Perhaps one shining beacon of 
light is the impending commencement of construction 
on the Co-op Live Arena, with Deloitte’s planning team 
having secured this important consent during 2020.  
This project will put the City at centre stage in the 
global sports and entertainment events market and 
represents a powerful symbol of the City’s capacity 
to attract major international private investment, in 
this	case	£350million.	This	scheme	alongside	other	
key projects such as The Factory will provide a timely 
boost for the City’s visitor economy and therefore its 
hospitality, retail and leisure sectors.

Due to the length of time it takes to deliver 
construction projects, many developers are 
anticipating growth levels to be restored before their 
schemes complete in a few years’ time. Indeed, looking 
ahead, most forecasters predict that containment 
and vaccination will ultimately allow us to prevail 
over COVID-19, potentially resulting in a return to 
growth later this year. In addition, whilst geo-political 
uncertainties remain, that uncertainty has surely now 
reduced with the UK having reached an agreement 
with the EU and following the recent US elections. 

Whilst there is no doubt that the recession will leave 
scars on this City, regional cities have fared better 
than expected and there are also positives to take 
from the current pandemic. Many businesses have 
discovered productivity enhancing changes through 
the use of technology, creating a platform for future 
growth, and the pandemic has acted as a catalyst 
for lasting changes in business and society and for 
the	amplification	and	acceleration	of	measures	to	
address climate change. These shifts will inform future 
development as we remain positive and continue to 
look forward to the next phases of major regeneration 
activity in this great City. 

John Cooper
Partner, Planning

Why? 
A report that measures the amount 
of development taking place across 
Salford and Manchester city centres 
and its impact. Property types include 
residential,	office,	hotel,	retail	and	
leisure, student accommodation, 
education and research facilities,  
and healthcare. 

Where? 
Our Crane Survey research area  
covers Manchester City Centre  
and Central Salford.

What? 
Developers building new schemes or 
undertaking	significant	refurbishments	
exceeding	the	following	sizes:	office	–	
10,000	sq	ft;	retail	and	leisure	–	10,000	
sq	ft;	residential	property	–	25	units;	
education,	healthcare	and	research	–	
10,000	sq	ft;	hotel	–	35	rooms.	

When? 
Data for the Crane Survey recorded 
development activity between 11 
January 2020 and 18 December 2020.

How? 
The local Deloitte Real Estate team has 
monitored construction activity and 
planning permissions granted over 
several years and has supplemented 
this	with	rigorous	field	research.	This	
research	has	been	verified	by	industry	
contacts and in-house research teams.
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Executive summary

35 schemes were completed during 
2020, which reflects the high levels of new  
starts in recent years. 24 started on‑site  
during the year, to create 72 construction sites  
in total at the year‑end.

Despite market challenges, overall  
development levels are resilient: 
offices and hotels have seen the 
largest reductions in new activity. 

The delivery of new homes in 2020 is the  
highest on record (4,698), yet the  
number of properties under construction  
remains above 12,000 for the third 
consecutive year.

An increase in residential activity 
is expected in the coming years in the  
Northern Gateway, with Salford and the  
Southern Arc area also a focus for this  
type of activity.

The amount of office floorspace under  
construction fell to 1.29m sq ft at the end  
of 2020, compared to 2.1m sq ft in 2019,  
as 2020 saw the largest amount of office  
floorspace delivered since 2008 (1.2m sq ft).

36% of all office space under  
construction is pre‑let and the 
pipeline for availability of further office  
space is constrained from 2022 onwards. 

Hotel beds under construction at the end  
of 2020 fell for the first time since 2015,  
but the overall pipeline is still double the  
average since 2007 (994 beds) at 2,400 beds  
under construction. 

The education sector expands  
and diversifies with fresh activity from 
the Manchester College to free‑up 
other development opportunities.

45% increase on 2019 figures 
in the number of residential 
schemes starting on‑site.

4,914 residential 
units completed  
during 2020. 

1.2 million sq ft of 
office floorspace completed in 
2020 across eight schemes – an 
increase of 179% on 2019.

1,289,655 
sq ft of office floorspace 
under construction, with 
396,226 starting on‑site 
in 2020.

Three office schemes 
started construction in 2020,  
which is less than the annual 
average since 2007 (5 schemes).

A total of 

480,000 sq ft 
of retail floorspace on 
site across 28 sites at 
the year‑end – above 
the annual average 
volume since 2007 
(160,000 sq ft).   

107,000 sq ft of retail/ 
leisure floorspace was delivered in 
2020 across 13 different schemes; 
21,500 sq ft more than in 2019.

A total of 72 
schemes on site, 
8% fewer than the 
77 schemes in the 
previous year.

24 new starts in 
2020, one more than 
in 2019, but 45% lower 
than the 2018 figure.

12,322 
residential units under 
construction, with 
4,698 units starting 
on‑site in 2020.

35 schemes in 
total completed 
during 2020.
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Pipeline resilience

There	were	16	new	starts	in	the	residential	sector	during	2020	 
(Chart 1), which is an increase on the 11 in 2019.

This	has	meant	that	a	further	4,698	new	
homes started construction in 2020 and 
2,168	of	these	new	homes	have	started	
construction in Salford. During the same 
period, 4,914 new homes were delivered 
and brought to market within the Crane 

Survey area following practical completion 
and	fit	out.	Based	on	current	figures,	
delivery is predicted to increase next year 
to	5,800	units	and	will	represent	another	
record-breaking year for delivery.

On this basis, despite the highest number 
of new residential properties being 
brought to market during 2020 compared 
to any other year on record, the overall 
volume under construction has remained 
at a consistent level, at 12,322 new homes 

(Chart 2). The number of residential 
developments delivered during 2020 and 
under	construction	at	the	year-end	reflects	
the strong demand and performance of 
the residential market in Manchester and 
Salford city centres over recent years. 

Residential

Chart 1. Residential new starts (number of schemes)

Chart 2. Residential under construction (units)
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Residential construction and delivery is spread across both  
Salford and Manchester, with higher concentrations of activity 
observed around commercial districts, educational corridors  
and key transport hubs. 

A spread of activity

Strategic locational placemaking has 
ensured that residential development 
is linked to commercial districts and 
transport hubs within both cities. Regional 
transport infrastructure completions, like 
the Ordsall Chord and the Regent Road 
improvements for crossing points, are 
providing connectivity and enhancing the 
conditions to invest. 

Key activity can be seen within or close 
to established and emerging commercial 
districts. New homes will support New 
Bailey	and	St	John’s	as	businesses	will	look	
to attract talent, which in turn will feed 
into demand from workers for high quality 
accommodation in the area. Middlewood 
Locks, Salford Central, The Filaments, 
Chapel Wharf, Atelier, The Slate Yard 
and	Union	–	Manchester’s	first	co-living	
development	–	have	responded	positively	
to this requirement and will collectively 
deliver 1,498 new homes in proximity. 

Another cluster of activity can be seen 
around key transport hubs including 
Circle Square, a new and attractive central 
neighbourhood. The project will deliver 
over	1,000	new	homes	and	benefits	from	
being close to Oxford Road Station and 
within the Oxford Road Corridor. Muse’s 
New Victoria, sustainably located adjacent 
to	Victoria	Train	Station,	will	deliver	520	
new homes.

Areas beyond the inner ring road of 
Manchester and Salford provide an 
opportunity to diversify the housing  
offer	and	encourage	greater	demographic	
diversity in these areas. The next phase  
of Ancoats and New Islington regeneration 
is in motion and part of those proposals 
include a mobility hub, to meet both the 
parking requirements of residential and 
commercial development in the next 
phase of the redevelopment in Ancoats, 
but also to provide other logistical 
functions to support a more  
sustainable approach. 

Both	Manchester	and	Salford	are	
delivering new homes at scale, but each 
face	challenges.	Land	is	a	finite	resource	
within Manchester city centre, and a race 
for space with complex ownerships can be 
a challenge for developers, with pressure 
on cost leading to higher density schemes.

The continued growth of the regional 
centre as a commercial hub with a strong 
economic output has facilitated rapid 
population growth and increased the 
demand for high quality city centre living. 
Increased demand for places to live in 
Manchester and Salford centres has 
been driven by lifestyle choices and by 
commercial development, leading to job 
creation and the ability of the two cities 
to retain graduates, who are choosing to 
live in the regional centre close to work. 
The availability of new homes supports 
businesses in attracting talent to the city 
and the wider city-region. 

Current Council Tax data is a useful 
indicator of residential occupancy.  
With empty properties amounting to just 
0.65%	of	the	total	stock	in	Manchester1, 
strong demand for city centre living 
remains evident. We would expect a 
similar and historically low vacancy 
rate in Salford city centre where new 
residential development is coming forward 
rapidly. Whilst much of this residential 
development appears to cater for a 

younger	age	group,	diversification	of	the	
residential	market	−	with	lower	density	
neighbourhoods, supporting social 
infrastructure	and	‘later	living’	−	will	 
attract residents across age groups. 

The For-Sale market in the regional 
centre	is	relatively	strong	with	3,639	of	
the homes under construction due to be 
sold to owner occupiers. New owners are 
currently	benefitting	from	stamp	duty	land	
tax	(SDLT)	changes	and	first-time	buyers	
are	utilising	Help	to	Buy,	with	sales	in	
high	profile	developments	like	Deansgate	
Square and Manchester New Square. 

We are seeing an increasing number of 
townhouses being delivered as part of 
larger residential schemes. This can be 
seen particularly in Salford with schemes 
such as Atelier, Gore Street and Regent 
Plaza	offering	59	townhouses	between	
them. The Northern Gateway provides 
further opportunities in Manchester 
for houses, as well as higher density 
apartment schemes, for market sale.
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Chart 3. Residential development pipeline

1	Manchester	City	Council	Monthly	Economic	Update	–	December	2020
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A	diversifying	residential	offer

Residential development is still being planned and six major planning 
applications for residential development have been submitted within 
the Crane Survey area since the beginning of March 2020, comprising 
2,831 potential new homes.

19 storeys23 storeys

Salford has proved an attractive option 
for developers with development land 
readily available, allowing developers to 
deliver new homes at scale and pace. 
Large investments in public realm along 
Chapel Street and connections between 
Manchester and Salford have delivered 
real quality spaces. Middlewood Locks  
and	Greengate	show	two	different	
approaches to residential development  
in Salford; lower rise, canal-side 
regeneration and high-density schemes 
that will complement Manchester’s 
growing list of skyscrapers. 

934 of these homes are already on 
site since securing approval, which 
demonstrates that planning permissions 
for residential development are still being 
built-out at pace. Overall, we estimate that 
there are currently just over 14,000 units 
with planning permission within the Crane 
Survey area that could come forward in the 
next couple of years.
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Crown Street Phase 2
(Two towers with 414 and 441 units, 
including an on-site primary school. 

The first tower has started)
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Victoria Riverside and Gas Works New Town form part 
of the Northern Gateway project

Average height of residential  
development in Manchester

Average height of residential  
development in Salford

Three of the six major residential schemes that have secured Planning Permission since March 2020
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Despite being in its infancy, the co-
living market in Manchester is gaining 
prominence with 1,273 units on site in the 
Crane Survey area, including IQ at Echo 
Street (403 units) and Union by Vita at St 
Johns (870 units). A further 2,224 units 
are approved for Downing at First Street. 
Collectively, the total number of co-living 
units under construction and in the 
pipeline is 3,497. 

We reported the emergence of this sector 
last year: co-living provides an innovative 
addition to Manchester’s residential 
market,	offering	high	quality	residential	

spaces with a communal focus. This type 
of	offer	in	the	residential	market	could	
cater for increasing numbers of individuals 
with	a	home-office	hybrid	working	model	
post	COVID-19.	It	offers	single	tenancies,	
attractive for example to the city’s 
increasing numbers of graduates and to 
those people who have moved into the 
area and are looking for a short-term and 
flexible	lease	at	a	more	reasonable	rate	
compared	to	a	long-term	lease	on	a	flat.	
Co-living may also appeal to corporates, 
who want to provide the option for new 
joiners to live near their workplaces.

Echo Street Vita – St Johns

Outlook

Residential developments with integrated co-working space support 
residents by providing the option of working outside their homes but 
not	having	to	commute	to	the	office.	This	is	seen	at	schemes	such	
as	Affinity	Living	Block	2	at	Circle	Square	and	it	could	become	more	
prominent in residential developments brought forward in the Crane 
Survey	area.	Equally,	flexible	offices	and	co-working	spaces	located	
in	predominantly	residential	areas	could	support	different	ways	of	
working	and	complement	the	emerging	residential	offers.

We are also seeing signs of ‘later living’ and 
inter-generational products entering the 
Manchester city centre residential market. 
Transition	by	DeTrafford	is	a	three-tower	
scheme comprising just under 400 new 
homes within the Great Jackson Street 
Development Framework area. As part 
of	the	scheme,	over	10%	of	the	units	will	
be one and two-bed retirement suites 
with private amenity space, leisure and 
healthcare facilities. 

Transition has not yet started on-site,  
but it highlights demand for a product  
that caters to older generations 
living within the regional centre and 
demonstrates that developers are 
diversifying their residential proposals  
to cater to a variety of age groups. 

Figures	show	that	there	were	552,858	
people living in Manchester last year, an 
increase	of	27.8%	since	1991,	which	is	a	
faster rate of growth than the national 
average. Salford has seen its population 
grow	from	230,800	in	1991	to	258,834	
in	2019,	an	increase	of	12.1%2, with the 
largest	increase	in	the	25-35	age	group.	

Much	in	the	same	way	that	Build-to-Rent	
caters largely for young professionals, 
different	stock	is	needed	to	ensure	those	
young professionals stay longer term in  
the regional centre. 

We have seen a short-term reduction 
in the footfall within our city centres; 
however, this should be restored (albeit 
in	a	different	form)	once	the	COVID-19	
vaccination programme is established. 
This	will	give	people	the	confidence	
to return and the functions in our city 
centres should resume. Diverse and 
vibrant neighbourhoods with a mix of uses 
combining retail, leisure and culture with 
commercial and residential will add to the 
appeal of returning to our city centres. 

We	are	also	seeing	growth	in	the	Build	to	
Rent market across the region and into 
town centres across Greater Manchester, 
such	as	Stockport,	Trafford,	Wigan,	Oldham	
and	Bolton.	This	type	of	development,	as	
seen in Manchester, can be a catalyst for 
regeneration and deliver much needed 
high-quality housing across the region.

2	‘Manchster	is	booming	with	new	figures	showing	more	than	half	a	million	people	now	live	in	the	city’	–	Manchester	Evening	News	
https://www.manchestereveningnews.co.uk/news/greater-manchester-news/manchester-new-population-figures-statistics-18481319
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Office Volumes subdued

The	volume	of	office	floorspace	under	construction	at	the	end	of	 
2020	is	39%	lower	than	the	previous	year,	but	this	is	partly	because	 
of the high number of completions during the year.

1.29	million	sq	ft	of	office	floorspace	
is currently under construction in 
Manchester across 11 schemes. This 
is	800,000	sq	ft	or	39%	less	than	in	
2019 when 2.1 million sq ft were under 
construction across fourteen schemes. 

Although the total amount under 
construction at the end of 2020 is also the 
smallest volume since 2014, it is still above 
the annual average between 2007 and 
2019 (1.1 million sq ft).

New builds, rather than refurbishments, 
form	a	significant	portion	of	the	space	
under construction and the largest 
schemes are 4 Angel Square (240,000 
sq ft) located in NOMA, and Manchester 
Goods	Yard	(265,000	sq	ft)	in	St	John’s.

With Manchester Goods Yard set to 
complete in late 2021 and two other 
schemes, Old Granada Studios and Globe 
and	Simpson,	set	to	complete	in	the	first	
half of 2022, St John’s is set to become 
a new and exciting commercially-driven 
neighbourhood in Manchester city centre.
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Chart 4. Volume of office space under construction (sq ft) 
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Elsewhere,	Three	New	Bailey	(157,000	sq	
ft) is the next phase of development being 
brought forward as part of the Salford 
Central	Masterplan.	The	Lincoln	(150,000	
sq ft), located close to Deansgate and 
forming a new city centre block around 
Lincoln Square, also adds to the overall 
floorspace	under	construction.	The	
London	Road	Fire	Station	(61,000	sq	ft)	is	
scheduled to complete in 2022 and will 
provide a unique series of workspaces 
on	the	upper	floors	through	converting	
former living quarters in the building.

At year end, the pipeline for projected 
completions shows that from 2021 to 
2023	circa	300,000	sq	ft	of	available	office	
floorspace	is	set	to	be	delivered	to	the	
market each year, with four schemes set  
to be delivered in 2021. 

Full	occupation	of	all	1.3m	sq	ft	of	office	
space under construction would bring 
between	11,600	and	15,200	new	full	time	
equivalent (FTE) jobs to the regional centre 
and	add	£817.76	million	Gross	Value	Added	
(GVA)	to	the	local	economy	and	£542	
million in wages by 2023.

The	smaller	number	of	office	schemes	
under construction at the end of 2020 is 
partly a result of nearly 1.2 million sq ft  
of	office	floorspace	completing	in	2020	
across eight schemes. This is an increase 
of	179%	on	2019,	when	430,000	sq	ft	
was	delivered	to	the	market	across	five	
schemes. Coupled with this, the number  
of schemes that started construction in 
2020 (3 schemes) was less than the  
annual	average	since	2007	(5	schemes),	
reflecting	a	temporary	cautiousness	
among developers.
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Chart 5. Office development pipeline

Chart 6. Office floorspace under construction (sq ft)

31%

of	the	total	volume	of	office	floorspace	
under construction at the end of the 
year started on site during 2020, but 
the number of schemes is less than the 
annual average since 2007.
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Pre-lets resilient

Despite	a	turbulent	market	in	2020,	the	amount	of	office	space	that	has	
been	pre-let	remains	at	36%	of	the	total	volume	of	floorspace	currently	
under construction.

Even	Four	New	Bailey,	which	hadn’t	 
started construction by year end, is due  
to	be	fully	let	to	BT.	However,	new	
workspace moves for businesses coming 
into either Manchester or Salford were 
delayed temporarily and occupation of  
let space is unlikely to be made until 
mid-2021 at the earliest. It is likely that 
further take up of space will be driven by 
government departments, businesses 
looking to ‘north shore’ and shared 
serviced	office	occupiers.

Throughout the working from home 
‘revolution’,	the	value	of	an	office	for	
particular tasks and for business growth 
has continued to be recognised. If 
anything,	the	benefits	of	having	an	office	
have been highlighted by COVID-19: 
offices	are	an	environment	where	ideas	
are exchanged, and collaboration takes 
place. To further incentivise a return to the 

workplace over the longer term, we may 
see physical and functional adaptations to 
allow for more focus on collaboration and 
opportunities	for	flexible	working.

Despite the challenges in 2020, the 
delivery of Number 1 and Number 2 
Circle Square has created an exciting 
and distinct neighbourhood and is set to 
deliver about 2,000 jobs to the Manchester 
city centre and the Oxford Road Corridor.  
Occupiers that are already secured for 
these two buildings, including Hewlett 
Packard Enterprise, Hilti and Accenture, 
complement the rapidly growing tech 
cluster at Circle Square. This expanding 
tech	cluster	enables	co-locational	benefits	
of partnerships and collaboration, to drive 
innovation and economic growth in key 
sectors in line with regional priorities3.

There are some positive moves within 
Salford	and	Manchester:	125	Deansgate	
is	fully	occupied	by	flexible	workspace	
provider	‘Spaces’.	BT	will	temporarily	locate	
here prior to its move across to Four New 
Bailey	in	Salford	that	hadn’t	yet	started	
construction as of December 2020. In 
the Northern Gateway, construction was 
completed on the next building in the 
NOMA estate, the Grade II Listed Redfern 
Building,	which	is	to	be	occupied	by	the	
Ministry of Justice.  

In Salford Central, two large Grade A 
office	schemes	were	completed:	100	
Embankment (210,000 sq ft) and Two  
New	Bailey	(188,500	sq	ft).	Occupiers	
at	Two	New	Bailey	include	legal	service	
providers	BLM	(71,000	sq	ft)	and	
Eversheds	Sutherland	(50,000	sq	ft).	
Similarly, Mills and Reeves are occupying 
space at Number 1 Circle Square, an 
indication of the strength of the legal 
services sector in Manchester. 
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3	Our	People	Our	Place	–	The	Greater	Manchester	Strategy,	Greater	Manchester	Combined	Authority,	2019.	 
See also: https://www.greatermanchester-ca.gov.uk/ourpeopleourplace/

Chart 7. Office floorspace –  
pre-let and available 2019 (year-end)

Chart 8. Office floorspace –  
pre-let and available 2020 (year-end)

Five schemes, amounting to nearly 740,000 sq ft of office floorspace, were located within the City 
Core including: Number 1 (155,000 sq ft) and Number 2 Circle Square (240,000 sq ft); Hyphen (52,000 
sq ft); Landmark (178,000 sq ft); and 125 Deansgate (113,500 sq ft).
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Base	in	Manchester	Science	Park	aims	 
to attract a cluster of science and 
technology companies and is the second 
phase of development to come forward 
under the Manchester Science Park (MSP) 
Strategic Regeneration Framework (SRF).  
The ongoing project looks to create a high 

quality cluster of digital health, digital 
technology, biomedical and life sciences 
companies.	The	Bright	Building,	which	 
was	the	first	phase	of	development,	 
is currently fully let to 24 digital  
technology businesses.

Outlook

Local COVID-19 recovery plans  highlight the importance of investing  
in sectors such as science and technology, creative, media and digital, 
to boost employment and economic growth.

Yet government support is essential to 
de-risk and accelerate projects which are 
key to creating this growth, for example 
ID Manchester, a “£1.5billion innovation 
district development project, which has 
the potential to create over 6,000 jobs”4. 

A	return	to	the	office	relies	on	two	things:	
the	demand	for	office	floorspace	from	
business leaders in an economic downturn 
and the willingness of employees to return 
to	the	office.	There	are	schemes	with	
planning permission waiting to meet an 
increase in demand, such as First Street 
Plot 9 (400,000 sq ft), 2 and 3 Angel Square 
(395,000	sq	ft),	4	New	Bailey	(75,000	sq	
ft),	Mayfield	(154,800	sq	ft)	and	Viadux	
(240,000 sq ft) and longer-term plans for 
the	first	net	zero-carbon	business	district	
in Manchester at Central Retail Park.  
This latter development’s drive to tackle 
climate change is a sign of things to come 
with	occupiers	and	their	staff	looking	for	
sustainable workplaces, City authorities 
setting ambitious net zero carbon target 
and central government seeking to 
prioritise a green recovery following the 
effects	of	the	current	pandemic.

Spatial shifts are taking place, with a 
growth in commercial activity through the 
clustering of St. John’s, Salford Central and 
Spinningfields,	which	is	likely	to	compete	
with the occupier demand in emerging 
areas	such	as	Mayfield,	ID	Manchester	and	
HS2 on the opposite side of Manchester 
city	centre.	The	new	six-acre	Mayfield	park	
will ultimately provide the foundation for 
a new business community adjacent to 

Piccadilly Train Station. Areas like NOMA  
to the north and Circle Square to the south 
are also generating a range of pre-lets and 
are set to become established destinations 
for business.

 
 
 
 
 
As developers cite funding as the second 
biggest challenge to the commencement 
of	new	office	construction5 it will be 
interesting to see whether these schemes 
come forward as planned and how reliant 
they are on government funding to do so. 
Ensuring that investment can continue  
is critical to the government’s  
levelling-up agenda.

4 ibid
5	London	Winter	Crane	Survey	2020,	Deloitte	LLP,	2020.	 
See also: https://www2.deloitte.com/uk/en/pages/consumer-business/articles/consumer-tracker.html
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Hospitality Retail and Leisure

A	total	of	480,000	sq	ft	of	retail	floorspace	is	currently	on	site	across	 
28 schemes, which is well above the average volume since 2007 
(160,000	sq	ft).	

The volume under construction remains 
consistently high and is only 40,000 sq ft 
less across the Crane Survey compared 
to	the	previous	year	(520,000	sq	ft).	Most	
of	this	retail	and	leisure	floorspace	on	site	

is	on	the	ground	floor	in	new	residential	
and commercial developments under 
construction, particularly in our City Core 
submarket area.

148,000 sq ft is under construction as part 
of The Factory development, which is set 
to be a new world-class cultural space in 
the heart of St. John’s in Manchester city 
centre.  Within a decade, it is anticipated 
that The Factory will help to create, directly 
or	indirectly,	the	equivalent	of	2,453	full	
time jobs and add £137.7m a year to the 
economy. This includes a range of training 
and apprenticeship schemes6.

Culture is hugely important to 
Manchester’s economic recovery and the 
progress of The Factory has a critical role 
to play in delivering social and economic 
benefits,	boosting	growth	in	the	local	
economy, and realising the Northern 
Powerhouse’s potential.

The fact that OVG intends to start 
construction	on	a	new	23,500	capacity	
indoor live entertainment arena at the 
Etihad Campus in 2021 following the 
grant of planning permission in 2020, 
shows	confidence	that	the	hospitality	
sector will recover before the opening in 
2023. The attraction of major sports and 
live entertainment events will be hugely 
important in supporting businesses 
and the visitor economy in Manchester.  
Additional spending from the arena is 
estimated	to	generate	between	£1.45bn	
and	£1.69bn	of	GVA	across	the	UK	
economy as a whole and between £1bn 
and £1.2bn within Greater Manchester 
over 20 years7.
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6	Deloitte	Real	Estate,	2018
7 Deloitte, 2020

Chart 9. Retail / Leisure under construction (sq ft)
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Other exciting tourist openings to look 
forward to during 2021 include the RHS 
Bridgewater	–	Europe’s	largest	gardening	
project	and	the	first	garden	by	the	RHS	
in	13	years	–	and	the	Special	Exhibition	
Gallery that forms part of an extended 
Science and Industry Museum. A gallery 
dedicated to fashion is also set to open at 

the Manchester Art Gallery in November 
2021 and improvements are due to be 
made to both the Contact Theatre and 
Band	on	the	Wall	in	autumn	2021.	There	
are a lot of attractions to look forward 
to in 2021 and beyond in the Greater 
Manchester area.

Most of the hospitality space completed in 
2020 was located within Manchester City 
Centre, equating to 70,700 sq ft across 
nine	schemes.	Retail	and	leisure	floorspace	
in Circle Square is needed to support 
the huge amount of new residential and 
commercial	office	floorspace	coming	
forward and high footfall along the Oxford 
Road. This will be critical to creating a 
sense of place, community and activity 
around Circle Square and Symphony Park.

Two schemes in the Northern Gateway 
(Redfern	at	NOMA	and	Broadside	at	New	
Cross) delivered nearly 11,300 sq ft of retail 
and	leisure	floorspace,	and	two	schemes	
in Central Salford (100 Embankment and 
Two	New	Bailey)	delivered	a	total	of	nearly	
25,000	sq	ft	in	combination.	Much	like	the	
office	sector,	the	limited	take-up	of	ground	

floor	commercial	units	is	likely	to	be	 
due to an understandable temporary 
pause among prospective occupiers 
because of local and national government 
restrictions in response to the pandemic 
and reduced footfall. 

A	return	to	the	office,	in	combination	with	
a relaxation of government restrictions on 
the hospitality sector is critical to ensuring 
that retail units can be occupied. Given the 
current pressures faced in the hospitality 
sector because of the pandemic, there 
have been delays in the take-up of these 
units. However, as we start to see the 
occupation of these new developments, 
the increased footfall in local areas will 
restore levels of demand for such space.
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Chart 11. Retail / Leisure floorspace (sq ft)

Chart 10. Key retail / Leisure metrics across sub-market areas

In	2020,	106,700	sq	ft	of	retail/leisure	
floorspace	was	delivered	within	the	
Crane	Survey	area	across	13	different	
schemes, 22,200 sq ft more than the 
previous year.

of	retail	/	leisure	floorspace	is	set	to	be	
delivered to the market in 2021 on the 
ground	floor	of	developments	under	
construction in the Crane Survey area.+21%
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Delivery in St John’s is set to increase as 
the	neighbourhood’s	ground	floor	retail	
provision completes, including space at 
Manchester Goods Yard (38,700 sq ft), 
Old	Granada	Studios	(21,850	sq	ft),	Union	
(10,700 sq ft) and Globe and Simpson 
(7,100 sq ft). The development of the 
neighbourhood is likely to attract young 
professionals to this area of Manchester, 
which will provide an appealing proposition 
for food and drink occupiers. Kampus is 
an equally exciting prospect, with 49,000 
sq	ft	of	commercial	ground	floor	space	set	
to come forward in this new mixed-use 
neighbourhood and is due to complete  
in	the	first	half	of	2021.		

Clearly, there is large amount of 
commercial space under construction 
and much of this has been driven by the 
restaurant, bar and night-time economy, 
with very little new retail spaces being 
brought forward. The only likely retail 
spaces that do come forward will be 
convenience shops for nearby residential 
areas, with the future of high street retail 
being very uncertain.

Outlook

Government	restrictions	and	the	sharp	drop	in	consumer	confidence	
have	acutely	affected	the	retail,	leisure	and	hospitality	sectors.

Rising unemployment, insolvencies, 
changes in trade, stricter social distancing 
and various government stimulus 
packages are all also factors cited that 
affected	consumer	confidence	in	20208. 
The	UK	figures	for	overall	consumer	
spending remained subdued throughout 
20209. As and when lockdown restrictions 
ease during 2021, a return to eating out 
and leisure activities can be expected as 
spending did return during the brief  
period of summer when COVID-19 
measures were relaxed. 

Although there have also been several 
restaurant closures in Manchester, the 
demand for eating, drinking, and spending 
money on experiences had been growing 
over the previous few years as reported in 
last year’s Crane Survey. We can therefore 
expect that the sector will recover because 
of a build-up in demand for such activities. 
With regard to retail, we highlighted 
changing trends in consumer spending 
towards online buying in 2019. 

Unsurprisingly, there was an even greater 
surge in online spending in 2020 since 
the start of the pandemic, which is now 
at record levels. There was a temporary 
fall in online sales in September 2020, 
as more people shopped in-store, but 
online	shopping	still	accounted	for	27.5%	
of all retail spending. This is an increase of 
7.4%	from	the	previous	year10. The same 
applies to online grocery shopping, which 
increased	by	18%	from	the	previous	year.

 
 
As a result, retail groups have gone into 
administration, such as: Arcadia Group; 
Debenhams; Peacocks; Jaeger; Edinburgh 
Woollen Mill; TM Lewin; Monsoon; Quiz; 
Oasis; and Warehouse Group. The 
restructuring of many of these companies 
has or will lead to the closure of stores.   
Given	the	fall	in	consumer	confidence,	the	
change in retail habits and clear hardship 
within the retail sector, there is a need 
for the high street to adapt. The regional 
centre is already rethinking how retail 
spaces on the high street can be used 
to ensure the vitality of the Manchester 
city centre vitality, through two planned 
conversions of department store 
buildings	into	offices:	the	Kendal	Milne	
building (currently occupied by House of 
Fraser) and Rylands (currently occupied 
by Debenhams) that have both been 
submitted for planning.

8 Deloitte Consumer Tracker Q3 2020, Deloitte LLP, 2020. See also: https://www2.deloitte.com/uk/en/pages/consumer-business/
articles/consumer-tracker.html
9 ibid
10 ibid
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Chart 12. Portion of all retail spending done online
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Q3 2020

Source: The Deloitte Consumer Tracker
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The speed at which the hospitality sector 
can return to pre-COVID levels of growth 
will, however, depend on the easing 
of government restrictions and social 
distancing measures, and the mass roll-
out of vaccines, possibly by Q2 2021. In 
the meantime, a series of government 
initiatives,	including	grants,	100%	rates	
relief	and	a	tax	cut	to	5%	for	hospitality	
and tourism businesses has helped to 
alleviate the pressure on this sector. A 
return of business rates and repayment of 
overdue fees could also impact the speed 
of recovery in the sector.

Hotels and travel

The	number	of	hotel	beds	on	site	at	the	end	of	2020	is	only	2%	less	
than	the	previous	year	and	completions	in	2020	were	up	by	127%.

784 hotel beds were completed in 2020 
across four schemes and 2,397 hotel beds 
are under construction across ten sites. 
Despite	these	above	average	figures,	
the number of schemes that started in 
2020	was	below	the	annual	average	of	2.5	
schemes since 2007.  

Consequently, there was a drop of  
31%	in	the	number	of	new	hotel	beds	
that commenced development in 2020 
compared to the previous year. The pipeline 
for the delivery of further hotel beds in 2021 
and 2022 is comparatively higher than the 
average, although there are no schemes 
currently under construction that would 
deliver beyond 2022.

Completed Hotels: Premier Inn at Circle 
Square	and	Hotel	Brooklyn	on	Portland	
Street. Two other hotels that were 
delivered to the market in 2020 are located 
within New Cross in the Northern Gateway: 
StayCity at Mason Street (224 beds) and 
the Hampton by Hilton on Sharp Street 
(221 beds), 

Under Construction: Construction 
started	on	the	275-bed	Leonardo	Hotel	
near to Manchester Piccadilly in the 
Eastern	Gateway	and	on	the	164-bed	
Moxy	Hotel	in	Spinningfields.	Construction	
continues at: Clayton Hotel; London Road 
Fire	Station;	QBIC	at	John	Dalton	House;	
Cotton Yard; Maldron Hotel; Motel One  
and Wilde Aparthotels; Vox; and Old 
Granada Studios.
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Chart 14. Hotel development pipeline
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Most of the hotels under construction  
are four-star hotels and restrictions on 
the amount of ‘Airbnbs’ in Manchester city 
centre has also created an uplift of self-
catered apartment hotels being delivered. 
StayCity at New Cross has delivered 224 
new aparthotel rooms. Along with an 
increase in mid-end hotels, we could also 
see	the	delivery	of	more	high-end,	five-star	
accommodation in the city over the next 
few years as the tourism sector recovers.   
Although too small to be included in our 
Crane	Survey	figures,	the	start	on	site	 
for	the	new	Brewdog	‘Dog	House’25	–	bed	 
hotel is worth a mention, not least  
because	Brewdog	provides	a	fantastic	
example of how a business can become 
carbon negative and tackle climate  
change head on.

Impact on the tourism sector

Given	the	high	occupancy	rates	experienced	in	2019	(81%)11 and the 
high	amount	of	floorspace	expected	to	be	delivered	to	the	market,	the	
tourism economy in Manchester was forecast to grow even further in 
2020. Yet the hotel, tourism and travel sectors have been the hardest 
hit by the pandemic.

Airports	across	the	UK	have	suffered	
badly. Passenger numbers from Europe 
into	Manchester	dropped	from	1.64	
million in October 2019 to 0.27 million 
in	October	2020,	a	reduction	of	83%.	In	
the same month, passenger numbers 
into Manchester from other international 
destinations	also	fell	by	86%	compared	to	
the previous year. In response, Manchester 
Airport closed all but one of its terminals12. 

Given the restrictions on travelling  
abroad more people have chosen to  
spend their holidays domestically.  
Demand for staycations has been greater 
in less populated areas and coastal 
towns, whilst city centre locations such 
as	Manchester	and	Salford	have	suffered	
from a lack of business and event tourism. 
Markets heavily reliant on business 
tourism, and large scale cultural and 
sporting events, are expected to take  
the longest to recover13. 

Occupancy rates for hotels in Manchester 
were	at	about	30%	in	August	2020	–	a	
significant	drop	from	the	81%	occupancy	
rate in August 201914. The sector saw an 
uplift during the summer months following 
the easing of the lockdown restrictions, 

with hotel occupancy in the UK rising from 
24%	in	June	to	33%	in	July15, albeit still at  
a subdued level.

Looking forward to the end of the 
COVID-19 crisis, Manchester has strong 
cultural and tourism foundations that  
will attract large numbers of business  
and leisure tourists each year. This 
strong ecosystem will help a recovery  
in the construction market and the 
regional economy in general but is 
dependant largely on a return of  
consumer	confidence.	

11 Manchester’s State of the City Report 2019, Manchester City Council, 2019. See also: https://secure.manchester.gov.uk/info/200088/
statistics_and_intelligence/7353/state_of_the_city_report_2019
12	Civil	Aviation	Authority,	EU	and	Other	International	Terminal	Passenger	Traffic	August	2020	Comparison	with	Previous	Year,	
August 2020. See also: https://www.caa.co.uk/Data-and-analysis/UK-aviation-market/Airports/Datasets/UK-Airport-data/Airport-
data-2020-08/
13 Where’s leading the recovery in the hotel market?, Savills, October 2020. See also: https://www.savills.co.uk/research_
articles/229130/305791-0
14 Deloitte Crane Survey 2020, Deloitte Real Estate. See also: https://www2.deloitte.com/uk/en/pages/real-estate/articles/manchester-
crane-survey.html
15	Covid-19:	Savills	UK	hotel	market	insights	Vol	8	(as	of	28	July	2020),	Savills,	2020.	See	also:	https://www.savills.co.uk/research_
articles/229130/302896-0

Chart 15. Number of hotel new starts each year

Chart 16. Hotel Occupancy Rates in Manchester  
2019 / 2020 (%)
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Purpose-build	student	accommodation	(‘PBSA’)

As evidenced by the student housing development pipeline over time, 
the	delivery	of	PBSA	is	inconsistent	in	contrast	to	other	sectors	and	
this has largely been a consequence of planning restrictions imposed.  
Most recently, major new schemes have been delivered in 2020 with 
1,410	PBSA	beds	completing	(Chart 17), comprising Artisan Heights  
(603	beds)	delivered	by	Unite	Students	and	River	Street	(807	beds)	
delivered by Downing.

There were two new starts in the  
student accommodation sector during 
the year, which is in line with the number 
of new starts in 2019. After taking the 

completions into account, 733 student 
beds were under construction at the  
end of 2020, less than the 1,140 at the  
end of 2019.

Manchester is widely recognised 
internationally as being in the top tier of 
cities for higher education, a sector that 
helps to drive the economy and generate 
jobs and growth. Manchester’s student 
population of 90,000, one of the largest in 
Europe,	makes	a	significant	contribution	to	
the city’s economy, diversity and vibrancy. 
The Manchester universities have a high 
retention	rate	of	students,	with	over	50%	
staying in the city after graduating16.

It is recognised that a key to developing a 
world class educational hub is the city’s 
ability to attract students from around 
the world and this is supported by a good 
quality	residential	offering.	Manchester	
City Council is committed to creating 
a sustainable and inclusive student 
residential market that is of high-quality 
and able to meet the demands of the 
student population. 

16	Manchester	City	Council	Executive	Report	(December	2020)	Purpose	Built	Student	Accommodation	in	Manchester	https://
democracy.manchester.gov.uk/documents/s21690/Purpose%20Built%20Student%20Accommodation.pdf			
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Chart 17. Student housing development pipeline
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The	overall	quality	of	PBSA	stock	is	
recognised as being poor compared 
to other cities17. For Manchester to 
remain globally competitive as a world 
class education hub with a high-quality 
accommodation	offer	to	match,	it	will	be	
important to diversify the range of student 
residential stock.

A change in approach from Manchester 
City	Council	through	a	clearly	defined	
policy, to be set out in Manchester’s new 
Local Plan focusing on the delivery of 
high-quality student accommodation, 
should	support	a	diversification	of	product	
and may create a steadier pipeline. 
In the light of COVID-19, international 
student enrolment has reduced, which 
may translate into a reduced take-up for 
student accommodation if it continues. 
The higher education sector is also likely  
to evolve and adopt new models of 
teaching. However, Manchester would 
position itself well by continuing to 
improve	its	accommodation	offering	 
to attract students.

17	Manchester	City	Council	Executive	Report	13th	November	2020	–	Consideration	of	Policy	H12:	Purpose	Built	Student	
Accommodation Within the Changing Market Context. https://democracy.manchester.gov.uk/mgConvert2PDF.aspx?ID=11499 

Education and research

Consistent with 2019, there was approximately 1.1m sq ft under 
construction within Manchester at year end, largely through activity 
on site by Manchester College, the University of Manchester and 
Manchester Metropolitan University.

The pipeline (Chart 18) shows that there 
is a large volume of development that is 
currently expected to complete in 2022, 
having been due to complete in 2021  
but delayed due to COVID-19.   

2020 was also a relatively strong year 
for delivery, with completions totalling 
385,000	sq	ft	across	three	sites	that	are	
all located in the Oxford Road Corridor.   
This is the highest amount delivered 
since we started recording this data 

in 2012. Citylabs 2.0 (92,000 sq ft) is 
being	fully	occupied	by	biomedical	firm	
Qiagen,	the	Royce	Institute	is	a	160,000	
sq ft development and is the home to the 
national research centre on advanced 
materials. To support Manchester 
Metropolitan University’s strength in 
the performing arts, the Mable Tylecote 
building completed in 2020 and delivered 
135,000	sq	ft	of	education	floorspace.	
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Chart 18. Education and Research Development Pipeline (sq ft)

Chart 19. Education and Research floorspace Under Construction (sq ft)
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In terms of schemes still under 
construction, the Manchester Engineering 
Campus (‘MEC’) will deliver an 840,000 sq 
ft campus that underpins the ambition for 
world-class facilities and high standards 
of teaching and research. It was recently 
announced that the opening of the 
development would be delayed due 
to COVID-19 and the building will now 
become fully operational in September 
2022, with a phased opening of some 
facilities taking place, such as the learning 
commons, during 2021.  

One of the key education developments 
of 2020 is Manchester Metropolitan 
University’s	£35m	purpose-built	
interdisciplinary School of Digital Arts 
(‘SODA’).	The	56,000	sq	ft	development	is	
due to complete in spring 2021, with  
fit-out	completed	in	time	for	the	new	
academic year and will expand facilities 
for students in the creative, digital and 
technology sectors. 

Whilst outside of our Crane Survey 
area, momentum is generating with 
the proposed redevelopment of the 
University of Salford’s £800m ‘EcoCampus’ 
Masterplan. This will add to the activity 
and vibrancy around Peel Park and at the 
far end of Chapel Street, which has been 
extensively improved in recent years. 

However, not all construction activity 
in the education sector is taking place 
at the Universities. Manchester College 

is	relocating	to	the	former	Boddington	
Brewery	site	and	will	deliver	a	brand-new	
campus that will transform the site into 
a hub for digital media, computing and 
visual arts, with a 300-seat theatre, roof 
terrace and restaurant. It will provide new 
opportunities in further education and link 
well with the growth in these industries 
within the region. 

As part of the move, Manchester College 
will combine its existing 14 locations 
across	the	city	into	5	campuses.	This	
transformation project will free up prime 
development land in Manchester city 
centre that could have alternative uses 
for development. This is a unique type of 
regeneration in that it is education-led  
and will kick start regeneration at 
Strangeways, generating wider activity  
in this area of Manchester.

Through the delivery of state-of-the-art 
facilities across the city, Manchester is 
positioning	itself	well	and	future-proofing	
its position in the education sector. 
Hopefully this will translate through to 
attracting high numbers of students and 
boost retention rates post-graduation. This 
will have a wider impact on the Great Ducie 
Street and Strangeways area, feeding 
through into job creation, which in turn 
would	have	wider	economic	benefits.	
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