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Fairfield Street and north development zone

Reuse of railway arches - Altrincham Street Piccadilly Place substation

Key
1    Section of non-loadbearing brick viaduct
2    Adjusted road junction
3    Substation relocated into base of new block

4    Star and Garter pub
5    Bus stop
6    Taxi drop-off/waiting area

7    Diminishing arches with retail units
8    Entrances to campus blocks
9    Retail units
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8.3 The Northern Development Zone
This zone houses the new Civil Service Campus, the retained railway structures and 
the listed Star and Garter Pub. The major limits of the north zone are set by the civil 
service brief for a major, highly sustainable campus of at least 3 discrete buildings 
(BREEAM Outstanding 2008) totalling 500,000ft2 net and offering quality working 
accommodation for 5,000 employees. This campus is intended to be deliverable 
solely on Government-owned land and has important security requirements.

A major influence of the north zone is the potential zone of expansion that Network 
Rail is considering for Piccadilly Station. This expansion zone pushes southward into 
the masterplan area so delimiting the northern edge of the campus and restricting 
the viability of any new structures that can be constructed within this zone. For 
this reason, the diminishing arches of the Fairfield Street access ramp are proposed 
to be retained and refurbished so as to provide economical small commercial 
units  until such time as the railway expansion happens.  It is also proposed that 
the ground floors of the campus building should contain some retail and third-
party uses to bring activity to the area. These commercial units, together with 
new landscaping along Fairfield Street, would establish a large pedestrianised zone 
along the northern edge of the site, which could be tied into street improvement 
initiatives being considered by the Council, could significantly upgrade the urban 
and social quality of Fairfield Street.

The campus comprises three separate blocks that are linked together by a band of 
accommodation at lower ground (park) level and by the possibility of connecting, 
enclosed bridges at upper floor levels. This creates a sense of discrete buildings that 
generate a series of north-south pedestrian routes through to the park.

The blocks themselves vary in size such that they are variations on the model of 
an urban-office building with a central, landscaped courtyard and so offer the civil 
service a variety of sized floorplates and building blocks able to house various sized 
departments. The blocks also step up in height from the lower, retained railway 
arches in the east to the higher collection of buildings to announce the presence 
of the scheme when approached from Piccadilly. It is proposed that the southern 
facades of the campus blocks contain some sections of external terraces and/or 
balconies as well as landscaped terraces set-back at roof level, so that they bring 
life and activity to the north edge of the park.

As well as retain the existing and imposing section of railway viaduct at the eastern 
end of the site - for the campus’ servicing and also as potential third-party units - 
the scheme is also investigating the potential re-use of the construction materials, 
such as the engineering bricks as cladding. 

As noted in section 7.0, it is proposed that Travis Street is closed and controlled 
vehicle access to the campus and the southern masterplan area is provided 
by retention of Baring Street (albeit pedestrian priority), the road under the 
MacDonald hotel and Temperance Street.

To improve pedestrian accessibility through the Fairfield street viaduct it is also 
proposed that the electricity substation, recently constructed for Piccadilly Place, 
should be relocated. An alternative location in the base of the new block M has 
been proposed and needs to be investigated further.

Precedents for the pedestrian zone to the north of the Campus
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Fairfield Street and north development zone

Precedents for the new NR station and pedestrian concourse: maximising daylight, views, volume, levels and expressing the engineering

Key
    NR zone of ‘land take‘ + 5m offset
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Model photograph with NR expansion zone superimposed

8.4 The future expansion of Piccadilly
There is a long-term proposal being considered by Network Rail, which would 
expand the track and station capacity on the Mayfield side of Piccadilly station – 
the so-called Manchester Hub.   

This expansion would use a section of BRB’s land and so the current proposals 
make allowance for this expansion, as a ‘safeguarded’ zone. This zone contains the 
pedestrianised, landscaped northern square as well as the retained railway arches 
and Star and Garter public house.  The expansion of Piccadilly would require the 
removal or significant reworking of these.

As the Manchester Hub study has not been concluded, the current proposals are 
based on consultation with Network Rail and establishment of a safeguarding and 
maintenance access zone.

The impact upon the Mayfield Quarter is not yet fully understood, so these pages 
describe a series of suggestions and considerations as to how the extension should 
be implemented so that it protects the quality of the proposed Mayfield Quarter 
and this part of central Manchester in general.  The proposals are that:

the new viaduct structure should be considered as a piece of high quality, 
integrated urban design rather than just a purely utilitarian engineering 
intervention (refer precedent images opposite);
consideration should be given to extending any new low-level concourses that 
serve the expanded station along the northern boundary of the Mayfield site 
to create an active and vibrant frontage as a companion to the main campus 
entrance space;
Fairfield Street should be kept open to preserve its key east-west connectivity 
function.
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Southern Development Zone - ground plan (internal layouts are indicative only)

Section / elevation showing maximum building heights for SDZ

Key
1       Car parking contained within (semi-)basements
2       Entrances to blocks
3       Retail units along park edge

4      Square with footbridge to Ardwick
5      Entrances to parking garages
6      Access/egress points onto Mancunian Way
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8.5 The Southern Development Zone
The band of new buildings lining the southern edge of the park is defined by a 
framework. This is able to offer a structure for development, which may occur over 
a long period of time and be undertaken by a number of different landowners.

The starting principle is a series of simple, regularly spaced parallel blocks that subtly 
radiate around the fulcrum of the park. These blocks are based on a floorplate 
size of approximately 10,000ft2, which may build up (over 7 to 11 storeys) into 
buildings of 70-110,000ft2.  The block heights are all based on commercial 3.8 
metre floor-to-floor heights with a potential for a higher (4-5 metres) ground floor 
that could accommodate retail spaces.

However, for the development to become an integral part of Manchester and 
to bring the necessary definition and urban quality to the southern edge of the 
park, the buildings that are developed must be refined and evolved beyond this 
elementary diagram.  Pairing or tripling blocks would create larger, atrium or 
courtyard typologies that would define a more recognisable urban structure and 
hierarchy of streets and external spaces. It would also allow the building blocks to 
act as buffers to the traffic noise of the Mancunian Way.

The road network is based on a feeder road looping around the outer edge of 
the development zone and short north-south ‘cul-de-sacs’ running up to connect 
to the edge of the park.

Southern Development Zone street section studies

Lloyd Street

Comparable Manchester streets - Lloyd Street, Whitworth Street and Murray Street

Whitworth Street Murray Street

� 75.20
40.20 M

18.20M x 37.40M 19.20M x 30.40M

25.80M x 43.50M

� 72.40
37.40 M

� 72.40
30.40 M

� 77.20
41.20 M

� 81.00
42.00 M

� 82.50
43.50 M

� 25.00� 24.00
17.00M x 24.00M

� 18.00

� 21.00
�19.00

17.00M x 25.00M

� 25.00

10.00M x 
25.00M

� 12.00
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Southern Development Zone - upper floor plan (internal layouts are indicative only)

Ideograms - to demonstrate the potential flexibility for the layout of the blocks

The basic building blocks would 1. 
benefit from link blocks on the 
south to act as barriers to wind 
noise

Paired L-blocks with private 2. 
courtyard

Slab and C-block with semi-public 3. 
courtyard

Shifting blocks to create terraces 4. 
and entrance spaces at the 
building edges

Blocks connected by an atrium5. Residential with balconies and 6. 
courtyard

Stepped office block7. Academic block8. 

WIND NOISE
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Section looking east - with sun angles and proposed height constraints for the Southern Development Zone to protect the quality of the park

Key
1       Fairfield street
2       Diminishing arches retained as retail units/concessions
3       Building entrances

4      Courtyards with visible connections to park
5      Terraces
6      Retail units to park edges

7      Park
8      River Medlock
9      Basement car parking

10      Lower height blocks parallel to Mancunian Way to buffer noise and wind but not overshadow park
11      Landscaped bunds as noise/wind barriers
12      Mancunian Way

1 2 3
4

6 5
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Adjusting the alignment of the blocks and introducing setbacks at roof level (to 
accommodate balconies or roof terraces) or at ground level (to cover entrances or 
sidewalk terraces) would bring a three dimensional texture and richness. Balconies 
and bay windows should project out from the facades or recess back into them 
at varying intervals to enrich the streets and intervening spaces, add value for the 
buildings’ occupants and connect the life within those buildings with the activities 
within the park.

These principles, which are described in the evolution of the campus blocks, should 
also be brought to bear in the realisation of the development to the south.

This section of the SRF thereby shows an example of how these blocks could 
build upon the principles outlined thus far to generate a distinct quarter of the 
city, which maximises its location and positively contributes to the activity and 
microclimate of new significant park adjacent to it.

13     Footbridge to Ardwick
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Plan and section of Ardwick footbridge

Footbridge (Knokke, Belgium by Ney + Partners)

8.6 The Connection with Ardwick
As part of the wider regeneration of the area and to bring Ardwick and Brunswick 
into closer connection with the city centre, a new pedestrian and cycle bridge is 
proposed from the southern development zone spanning the Mancunian Way 
and connecting into Ardwick Green. This would require the redevelopment of 
the triangular site bound by Cakebread Street and Manor Street, which currently 
houses single-storey brick industrial units.  

The advantage of this site is that it connects directly into the apex of Ardwick 
Green and is also defined by a number of historic buildings, such as the two-
storey Georgian Terrace and the former school. The redeveloped site would be 
able to create a small square to better present these buildings while simultaneoulsy 
creating the means to raise pedestrians and cyclists the 6 metres to cross the 
Mancunian Way.

The bridge has not been designed in any detail at this stage. Discussions with MCC 
have involved the possibility of it being a green ‘land-bridge’ in that manner of 
Hackney Park bridge in East London and similar to those proposed for the other 
redevelopment sites along the Mancunian Way, at Chancellor Place and Great 
Jackson Street. 

An alternative possibility is a more simple open bridge with ramps such as the 
precedents shown above. 

The bridge should be designed to provide safety and security to both pedestrians/
cyclists and vehicles passing below while also enhancing the quality of experience 
along the route.  It would be intended that the bridge be usable 24 hours per day.  
Hence the access staircases and ramps would be independent of the buildings that 
they abut.
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Plan of Chancellor Place / Mayfield connection

8.7 The Connection with Chancellor Place
Chancellor Place is a major mixed use regeneration of 20 hectares of land to the 
east of Mayfield.  It includes a ‘health campus‘, offices and residential.  It is separated 
from Mayfield by the railway viaduct into Piccadilly and connected only by two 
roads – Hoyle Street and Chapelfield Street.

Hoyle Street would offer a direct connection from the entrance ‘point’ of Chancellor 
Place on Fairfield Street with the new park of Mayfield. To do this, the unregulated 
parking that characterises this route at present will need to be removed.  However, 
the current scheme for Chancellor Place does not create a positive connection 
with Chapelfield Street, which also leads back into the new park of Mayfield. This 
would be a missed opportunity.  It is therefore proposed that detailed design of 
Chancellor Place should address:

a new public space at street level that would connect positively with Chapelfield 
Street and lead pedestrians from there up to the raised concourse that runs 
predominantly east-west through Chancellor Place and forms a land bridge 
over the Mancunian Way over to the residential zone of Chancellor Place (and 
indeed on towards Great Universal Square);
that Chancellor Place address the ground level along North Western Street so 
that the railway viaducts there could be more positively refurbished, even to 
the point where some of these are opened up as connections into Mayfield.;
that a second access point up onto the Chancellor Place concourse be formed at 
the north end of Union Street to create a more positive connection to Ardwick.

image to be added.

Images of Chancellor Place - the ‘entrance‘ point (left and bottom right); the land bridge (top)

1

2

8

4

6

6

3

5

7

Key
1   Hoyle Street
2   Chapelfield Street
3   Union Street

4   Chancellor Place land bridge
5   Pedestrian concourse
6   Proposed new access points to land bridge

7   Connection to Universal Square
8   Arches to be refurbished and brought into active use
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View from within the ‘super-green’ Civil Service Campus showing 
sustainable design features and views to the park and Pennines
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The impetus for the redevelopment of the Mayfield Quarter 
is provided by the creation of the new Civil Service Campus. 
It provides - uniquely - the opportunity to showcase the 
combined ambition of Government and of the City of 
Manchester to deliver world-class sustainable development 
as a model for low-carbon business and living.

Manchester is the original modern city.   It provided the blueprint for the contemporary 
urban experience by shaping trade, technology and politics.  Indeed, Manchester’s 
entrepreneurialism and its radicalism helped to shape the modern world.

The global economic transformation that followed the industrialisation of Manchester 
and other major UK cities has delivered improved quality of life and wealth to billions 
around the world.  However, it has simultaneously eroded the natural resources on 
which economic activity and human survival rely.  The global population now lives 
beyond its environmental limits, consuming natural resources at a greater rate than is 
able to be sustained by the regenerative capacity of the planet.

The emergence of climate change and global resource depletion as issues for 
urgent action has brought a challenging new dimension to the role of property 
and the built environment.  Reducing emissions, creating the conditions for a step 
change in resource efficiency and adapting cities to the unavoidable impacts of 
climate change have become frontline concerns.

The Mayfield Quarter has the potential to become a local, regional and national 
benchmark for what is achievable.  In particular, the Civil Service Campus could 
drive the establishment of low carbon infrastructure to enable the whole SRF area 
to achieve exceptional levels of environmental performance.

The Campus will demonstrate Government’s leadership in meeting its target for 
zero-carbon new non domestic buildings by 2019, whilst simultaneously reinforcing 
its vision for modern, resource-efficient workplace at the heart of the civil estate.

The year is 2020: the landscape of government work is transformed.  Traditional 
associations between work and place have gone.  The link between person and 
desk has been broken but many people now have wide access across the regions to 
better quality space and resources for undertaking work.  A flexible and sustainable 
estate strategy has evolved, delivering greater savings and giving employees more 
freedom of choice over where they work and live.

Taken from “Working Beyond Walls” (Office of Government Commerce, 2008)

Mayfield and the Campus will also make an important and potentially catalytic 
contribution to realising the objectives of Manchester’s emergent Climate Change 
Action Plan: an ambitious manifesto for low-carbon transition presented at the UN 
Climate Change Summit in Copenhagen. 

The Plan focuses to a large extent on the urgent task of reducing the City’s impact 
on the climate by establishing ‘low carbon living’ to reduce emissions by at least 
41% (equivalent to 1.3 million tonnes) by 2020. It is also a Plan to capitalise on the 
opportunities that this will provide for improved quality of life and prosperity, and 
a Plan that incorporates actions necessary to adapt to a changed climate.

By combining the leadership of the public sector with the innovation of leading 
commercial property advisors, Mayfield and the Campus take their cue from 
Manchester’s vision for sustainable property to put in place the conditions for 
realising a climate-adapted, productive and inspiring new Quarter, delivering 
regenerative benefits for the whole of the City.  

This is Manchester : a global location of choice for property investors and occupiers 
seeking climate-adapted, productive and inspiring buildings; a City where the property 
sector and public authorities work openly and collaboratively to create the conditions 
for truly sustainable development and competitive advantage

Taken from “Manchester’s vision for sustainable property” (Drivers Jonas LLP, 2009)

9.0 Sustainability
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Land and Ecology
Planting of open spaces and 
river clean-up will improve local 
ecological value
Green roofs will provide 
additional habitats
Possible link to green corridor 
infrastructure

 

Community and Inclusion
Community space
Open development

 

Transport and Mobility 
Pedestrian priority
Secure bicycle storage
Good access to local transport 
network

 

Housing and Amenity
Potential to include high-quality 
residential and hotel uses 

Culture, Heritage and Built 
Form

Sympathetic design to local 
architecture
Leisure facilities will improve 
local cultural offerings 

 

Land, Water and Air
Brownfield site
Improve water quality of 
Medlock
Suitable air quality 
emissions

 

Health and wellbeing
Open space will promote 
wellbeing

Education and 
Employment

Increase local jobs
Potential for 
apprenticeships/ 
internships 

 

Waste
Design out waste
Reduce construction 
waste to landfill
Recycling facilities

 

Energy
Low carbon design
Energy efficiency

 

Materials
Local sourcing 
Re-use demolished materials
Use of recycled materials

 

Global, Local and Internal 
Environments

CO2 emissions reductions on 
site wide scale
Local air pollution minimised 
(e.g.NOx)
Local flood risk addressed

 

Key features of the sustainability strategy
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Principles

Consideration of sustainable design principles at concept 
stage is crucial to ensure that the needs of all users are met 
throughout the lifetime of the building, whilst contributing 
to Government’s priorities for sustainable development 
and Manchester’s aspirations for low-carbon transition.  

Throughout the preparation of the masterplan, the Team has pursued the 
combined objectives of outstanding environmental performance and resource 
efficiency, commercial viability and public benefit, resulting in a flagship opportunity 
to exemplify sustainable approaches to the design, construction and operation of 
new development. 

In particular, the environmental performance of the design has been continually 
assessed using BREEAM, an established environmental assessment methodology 
and a cornerstone of Government policy for the procurement of new buildings for 
the civil estate.  The Team is striving to achieve BREEAM ‘Outstanding’, the highest 
possible rating.  

Approach

A hierarchical approach to design is required to ensure a 
cost – effective and sustainable development.  Examples of 
this include:

Energy - A ‘mean, lean, green’ low carbon design hierarchy to ensure CO2
 

emissions associated with the operation of the development are minimised using 
cost effective design and technology.  

Water - Installation of water efficient fixtures such as aerating taps & shower 
heads, low flow toilets and urinals may result in demand reductions of up to 
40%.  Further reductions can be achieved through intelligent water use, and leak 
monitoring equipment.  Alternative sources such as harvested rainfall and site wide 
recycled greywater will also be considered

Waste -  Waste associated with the construction and operation of the hospital 
will be minimised by applying the waste hierarchy, i.e.  ‘reduce, re-use and recycle’.

Materials - A ‘cradle to cradle’ approach will be adopted when advising on the 
selection of materials, i.e:

Local sourcing;
Elimination of unnecessary material use
Re-use of materials (e.g.  concrete in engineered fill)
Use of recycled materials (e.g.  use of recycled steel and brick).

Sustainable Design
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+ + +
Gas Fired
Boiler

Biomass
Boiler

Solar PVGas Fired
CCHP

+ + +
Gas Fired
Boiler

Biomass
Boiler

Solar PVGas Fired
CCHP

+ +
Gas Fired
Boiler

Biomass
Boiler

Solar PV

+ + +
Gas Fired
Boiler

Biomass
Boiler

Solar PVGas Fired
CCHP

+ + +
Gas Fired
Boiler

Biomass
Boiler

Solar PVGas Fired
CCHP

+ +
Gas Fired
Boiler

Biomass
Boiler

Solar PV

Phase 1
Civil Service Campus and Data Centre - whilst being very low energy, significant waste heat 
will be created

Option 1

Option 2

Phase 2
Student housing, hotel and offices - by connecting to existing and initial new building heat can 
be shared

Phase 3
Offices and residential - by creating a fully integrated site-wide strategy with developments working 
in harmony and sharing renewables, a zero carbon result can be acheived

2009 2010 2013 2016 2018 2019

MCC SPD REQUIREMENTS
PASSIVE DESIGN
-25% reduction on CO2 compared 
with Part L 2006

RENEWABLE ENERGY
-20% total demand provided by 
renewable sources

NEW PART L 2010
PASSIVE DESIGN
-25% reduction on CO2 
compared with Part L 2006

NEW PART L 2013

Anticipated 44% reduction on CO2 
compared with Part L 2006

UK Government target for zero 
carbon domestic buildings

UK Government target for 
zero carbon public buildings

UK Government target for 
zero carbon non-domestic 
buildings

A phased approach to site-wide zero carbon strategy

Renewables options related to the phased site-wide zero carbon strategy (abbreviation definitions shown opposite)

Timeline of Government climate change targets and legislative evolution relative to the Mayfield project and Civil Service Campus in particular
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Potential Masterplan Energy Strategy
As noted in the introduction to this section, MCC is deeply committed to its emerging 
Climate Change Action Plan and achieving significant reductions by 2020.  A key strand 
of this policy is the exploration of a decentralised city centre energy network.  The 
Mayfield project could play an important contributory role through the principles of 
the SRF wide energy strategy described below and illustrated opposite. 

By connecting buildings of different use together via an energy loop, it would be 
possible to diversify heating and cooling loads.  This would enable large scale low and 
zero energy technologies to be installed, providing increased on-site carbon savings 
and facilitating the path towards carbon zero development by 2019.  The energy centre 
will be a modular design to allow for the proposed phasing of the development. 

The diagram on the opposite page shows how this could be achieved in a phased 
manner for Mayfield, with the Civil Service Campus providing a sound basis and 
increasingly drawing in other existing or new developments adjacent into a site-
wide zero carbon strategy.  As well as diversifying heating and cooling loads there 
could be a site-wide approach to renewables including:

Biomass (Wood Chip) Boilers
Combined Cooling, Heating and Power systems (CCHP)
Solar Photovoltaics (PV)
Ground Source Heat Pumps (GSHP)
Solar Domestic Hot Water (Solar DHW)

Early energy consumption predictions indicate it may not be possible to generate all 
of the power from renewable sources on site to ensure a zero carbon development 
and a large off-site wind turbine (or turbines) may be required to meet the proposed 
target.   However this may change given the fluid state of defining zero carbon, the 
rapid evolution of renewable technologies and the timescale for realisation of the 
overall Mayfield project.  The strategy represents a robust and flexible starting point 
to head towards zero carbon (or even carbon negative) based on maximising energy 
efficiency, carbon compliance and allowable solutions.
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Materials – plus 5 credits

Review selection of materials specifications 
for all major building elements to reduce 
environmental impact – refer to the Green 
Guide
Use only materials with demonstrable high 
level environmental certification and timber 
which is legally sourced. 
Responsibly sourced insulants with low 
embodied impact

Waste – plus 3 credits 

Reduced generation of waste on site during 
construction
Divert waste from landfill through re-use or 
recycling 

Pollution 

Install refrigerant leak detection and automatic 
refrigerant pump-down to cooling plant or 
entirely exclude the use of refrigerants

To achieve and retain a BREEAM 
‘Outstanding’ rating, in addition to achieving the 
necessary BREEAM score, projects must:

Obtain a BREEAM In Use certificate within 
3 years of occupation and carry out regular 
reviews of that survey (annual)
Provide the BRE with all necessary data to 
produce a case study 7 of the project for 
publication
If either condition is not satisfied, the rating 
of the project will be reduced to BREEAM 
‘Excellent’ 

Sustainable Design - BREEAM Outstanding

Management – plus 2 credits

Achieve a Considerate Contractor Scheme 
score of at least 36 of 40 points
Implement most or all measures to reduce 
the impact of construction site operations

Health and Wellbeing – plus 2 credits

Design of ventilation systems to avoid major 
sources of external pollution and to avoid 
recirculation of exhaust air
Provide increased levels of daylight to achieve 
an average daylight factor of at least 3%

Energy – plus 6 credits

Further reduce C02 related emissions to 
achieve EPC ‘A’ rating achieved through 
improved systems and building fabric 
performance
Increased contributions of LZC technologies 
(at least a 20% on-site reduction in the 
buildings’ C02

 emissions)

Water – plus 2 credits

Reduce water consumption to less than 
1.5m3/person/year through water recycling 
and specification of low-flow and low-
demand appliance
Specify major leak detection covering the 
whole building

87%
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The Building Research Establishment Environmental 
Assessment Method (BREEAM) scheme provides a robust, 
measurable rating of a project’s overall building, local 
and global environmental impact.  The highest possible 
rating under the current BREEAM for Offices 2008 is 
‘Outstanding’. 

The BREEAM scheme is constantly being refined and made more stringent.  The 
evolution from the 2006 iteration to the 2008 iteration represents a particularly 
significant step change.  Ratings such as ‘Excellent’, which were relatively easy 
to achieve before are now much more demanding, and 2008 ‘Outstanding’ is a 
particularly challenging target.  Most major commercial buildings in Manchester 
will have been designed to 2006 BREEAM with a number being ‘Excellent’.  Under 
2008 BREEAM these would likely only achieve ‘Very Good’, which serves to further 
demonstrate the pioneering potential achievement of Mayfield and one or two 
other forthcoming developments in the city in targeting ‘Outstanding’.

The team has carried out an appraisal of the project and defined what measures are 
required to achieve an ‘Outstanding’ rating, compared to the lower ratings of ‘Very 
Good’ and ‘Excellent’.  A particularly significant factor in achieving this is the need to 
further reduce building energy consumption and corresponding carbon emissions. 

To achieve an ‘Outstanding’ BREEAM rating, additional credits are required across 
a broad range of assessment headings, with particular emphasis on improvements 
for energy, materials and waste.  Key considerations include:

high daylight levels and access to external views throughout the office 
EPC A rating through exemplar building fabric performance and deployment 
of low or zero carbon technologies on site to achieve greater than 20% CO2 
emission savings
careful water management through specification low-flow devices and water 
re-use

careful selection of building materials to ensure responsible sourcing and low 
environmental impacts 
exemplar management of construction site operations in line with the 
Considerate Contractors Scheme
minimise construction waste and develop an operational waste management 
strategy to encourage waste minimisation
requirement to obtain ‘innovation’ credits and to complete Post Occupancy 
Evaluation reviews on an annual basis.  

We have estimated that investing in a BREEAM 2008 Outstanding building will 
reduce operational energy costs for regulated uses by over 60% compared with a 
BREEAM 2006 Very Good specification.

EPC Rating
To achieve an ‘Outstanding’ BREEAM rating, the building must achieve at least an 
A rating on the EPC scale of G (poorest) to A+ (best).  The carbon index of an 
A rating is in the range 0 to 25 where zero represents a building with net zero 
CO2

 emissions. In contrast, the lowest G rating index is over 150.  To achieve an A 
rating requires significant measures to reduce energy demand and to implement 
low or zero carbon technologies.  The team has carried out an analysis of typical 
benchmark data and defined how carbon emissions can be reduced and what the 
equivalent energy cost savings would be.

BREEAM



92

Mayfield Strategic Regeneration Framework - Draft Revision A
Drivers Jonas / Bennetts Associates / Buro Happold / Davis Langdon / KM Heritage / Ekosgen
November 2009

Phase 1 - Civil Service Campus and north park Phase 2 - SDZ blocks, south park and NDZ completed

A

B

C

D

F

E

Key
A      Clearance of SDZ begun
B      Baring Street (north) pedestrianised above Travis Street
C      London Road / Travis Street junction modified

Key
D      Clearance of SDZ continued
E      London Road fire station and Granby Row redeveloped
F      Shibuya crossing implemented and viaduct opening enlarged
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Phase 3 - build-out of SDZ

10.0 Implementation

G

H

I

Key
G      Clearance of SDZ completed
H      Cakebread Street site redeveloped and footbridge built
I        Blocks A and L completed

This Strategic Regeneration Framework provides a vision 
for the comprehensive regeneration of Mayfield and a 
series of agreements and mechanisms will be required to 
ensure its successful implementation.

The Strategic Regeneration Framework (SRF) creates the potential for a wide 
range of benefits and establishes a context to enable a number of key vacant and 
underused sites to be brought forward for the creation of the new Civil Service 
Campus, a new city park and other mixed-use developments.

For the SRF to be translated into reality there is an acceptance that the various 
landowners or developers must take the lead in delivering individual developments 
on a site-by site basis. The development and design principles set out in the SRF 
would be material considerations when detailed planning applications are assessed. 
The applications would still be subject to a full planning assessment, including any 
public consultation and Environmental Impact Assessments required. 

The proposals and benefits identified in the SRF should not, however, be viewed as 
definitive since the development will take a number of years to complete and over 
time economic conditions will inevitably change and the Council’s priorities may 
alter in response to evolving community needs and emerging policies.
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Visualisation of the park and campus from the footbridge from Ardwick

10.1 Securing the Benefits
The accommodation of this level of new development and the realisation of the 
SRF vision will require extensive investment in public realm and the provision of 
new or upgraded infrastructure and facilities.  The Council, as planning authority, 
will be responsible for ensuring that the essential benefits/requirements identified 
are secured and implemented in an appropriate manner.  

The fact that developments are likely to be brought forward on a site by site 
basis, means that it will be necessary to prepare and adopt a masterplan wide 
Contributions Framework, which will be used as the basis for negotiating individual 
developer obligations. The Contributions Framework would ensure that the full 
range of benefits are delivered across the entire Masterplan site to offset any 
potential adverse impacts.  It is envisaged that this Contributions Framework will:

provide a robust mechanism to ensure that provision is made for the delivery 
of the full range of benefits across all of the sites that comprise the Masterplan
confirm the overall infrastructure requirements and other facilities to be 
associated with the total development proposed by the Masterplan
identify the phasing requirements of such infrastructure/facilities in relation to 
the phasing of development
identify an overall specification and cost for the identified infrastructure 
requirements
specify the method of securing/delivering each element of the infrastructure 
e.g. what actions need to be pursued in order to secure the delivery of each 
requirement
set out the site-specific requirements in relation to each site that comprises the 
Masterplan
set out a fair and equitable method of apportionment of the off-site provisions 
amongst each site that comprises the Masterplan
set out requirements in terms of timing of payment, indexation and process of 
delivery and implementation. 

10.2 Control of Quality and Sustainability
The exciting future of the Mayfield quarter only begins with this Strategic Regeneration 
Framework. Its eventual realisation by the various landowners and stakeholders will 
require a shared strategy and realistic structure for implementation. As well as the 
legal, statutory and financial issues described in the previous section, a number of 
other commitments and mechanisms will be required to ensure that the quality 
aspirations and sustainability objectives described in this document are achieved.

These commitments and mechanisms should include:

establishing a steering group comprising the masterplan team and key 
stakeholders to maintain ownership of the SRF via an ongoing process of review, 
such that that the original vision is not only maintained but strengthened
providing strong leadership and a commitment to quality
appointing design consultants and development partners of high calibre
developing high quality designs, with a suitable level of consultation with the 
local authority, other statutory bodies and the local community
creating a unified and coherent public realm strategy that binds the development 
together and contributes to the creation of a distinctive sense of place
creating an agreed and binding strategy for the site wide sustainability target of 
carbon neutrality
balancing concern for quality with reasonable commercial considerations
using the SRF as a reference document throughout the realisation process and 
ensuring that all developments adhere to its principles and contribute to the 
overall success of the quarter.

In the spirit of a ‘framework’, some of the strategic principles of the SRF are more 
definitive but other aspects are only indicative. Aspects such as park footprint, 
overall height constraints and grain are more fixed to ensure that the wider 
townscape and public realm objectives can be satisfied. Other areas such as the 
Southern Development Zone will benefit from an evolution that adds richness, 
quality, modulation and a degree of diversity. It would be prudent to agree an 
approach to the overall architectural language and palette of materials to ensure a 
degree of consistency but also allow a degree of flexibility.
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Visualisation of the campus blocks from Piccadilly


