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REPORT OF THE DIRECTOR OF CUSTOMER AND SUPPORT SERVICES


TO THE LEAD MEMBER FOR CUSTOMER AND SUPPORT SERVICES

ON 14 NOVEMBER 2005


TITLE: NHS LIFT: PROPOSED ECCLES DEVELOPMENT


RECOMMENDATIONS:

That the planning application stage proposals for the LIFT development in Eccles are approved for submission.


EXECUTIVE SUMMARY:

Design work on the Eccles LIFT development is now sufficiently advanced to allow an application for planning permission to be submitted.  The report summarises details of the scheme.


BACKGROUND DOCUMENTS:

(Available for public inspection)

Draft planning application drawings


ASSESSMENT OF RISK:
Medium

	


SOURCE OF FUNDING:

Subject to the council and PCT agreeing terms for a lease-plus agreement, LIFTCo will procure the buildings and the City Council will be responsible for rental and running costs for its accommodation, which will be funded through mainstream revenue budgets.

	


COMMENTS OF THE STRATEGIC DIRECTOR OF CUSTOMER AND SUPPORT SERVICES (or his representative):

1. LEGAL IMPLICATIONS



Provided by:
Ian Sheard

2. FINANCIAL IMPLICATIONS


Provided by:
Chris Hesketh

PROPERTY (if applicable):

The provision of accommodation for customer service centres and libraries through the delivery of LIFT developments in Walkden, Eccles, Swinton and Pendleton is a corporate objective identified as a  “Key Issue” included in the Council’s Asset Management Plan 2005 – 2006. The submission of a planning application for the Eccles scheme is a step in achieving this objective.
HUMAN RESOURCES (if applicable):
Not applicable at this stage.

	


CONTACT OFFICER:
Barry Whitmarsh
0161 793 3645


WARD TO WHICH REPORT RELATES:
Barton


KEY COUNCIL POLICIES:

· Salford Partnership Community Plan 2001 – 2006

· Pledge 3 A Clean and Healthy City

· Annual Library Plan

· Asset Management Plan 2005 – 2006

DETAILS (Continued Overleaf)

1 Purpose of Report

1.1 To confirm the council’s acceptance, as LIFT client, of the planning application stage proposals for the revised LIFT development in Eccles.

2 Background

2.1 The LIFT proposals for Eccles have been subject to several revisions.  The original brief related to the development of a single building containing accommodation for Job Centre Plus and an education and training centre.  Job Centre Plus subsequently withdrew from the project, leading to a re-evaluation of the brief.  The scheme is now being progressed as two discrete phases.  Each phase will be the subject of a separate planning application and financial close.

2.2 This report relates to the first phase, which will include the main health and local authority facilities.  This building will be developed as an extension to the original Carnegie Library, replacing the 1960’s library extension.  

2.3 The second phase will comprise an integrated education and training centre, built to the rear of phase one.  The main partner was to have been Greater Manchester Ambulance Service.  However, recent proposals for a reorganisation of the national ambulance service have led to their withdrawal.  This phase has therefore been deferred, although it is still hoped that a second phase scheme can be developed.
2.4 Design work on the revised design for the first phase is now sufficiently advanced to allow an application for planning permission to be submitted.  A parallel application for listed building consent will also be submitted.

2.5 Detailed design work will continue following submission of the planning application, to respond to any issues raised during statutory consultation.  However, no significant changes could be made to the scheme at this stage without incurring delays and additional costs.

2.6 LIFTCo are seeking the approval of the city council and PCT, as LIFT clients, to the proposals.

3 Proposals

3.1 The proposed new building will occupy the site of the single-storey 1960’s extension to the Carnegie library.  It will contain some 2,750m2 of floorspace.

3.2 The new building will comprise three stories, and will be of similar height to the original two storey Carnegie building.  Although the scale and massing of the new building is comparable to the Carnegie, its design does not attempt to copy the Victorian features of its neighbour.  Instead, the proposed building is a contemporary design that is of landmark quality in its own right.

3.3 The front elevation, facing the war memorial, is fully glazed at ground floor level.  The elevational treatment to the first and second floors, to the front and side, comprises alternating panels of glazing and textured blue cladding.  The rear elevation, facing the existing clinic building, is predominantly brickwork.

3.4 A full height glass atrium will be constructed at the junction of the old and new buildings.  This will create a ground floor link between the Carnegie and new building, to form a single space, and will mark the main public entrance to the integrated building.  The atrium also provides a visual break between the Victorian building and the contemporary style of the new building.
3.5 Subject to the council and PCT agreeing terms for a lease-plus agreement, the council anticipate renting some 500m2 (net) of accommodation in this building, comprising the one-stop shop, children’s library, and flexible community space of 150m2.  This accommodation is all located on the ground floor, open to the original Carnegie building, which will contain the rest of the library accommodation.  Other uses within the building comprise core health services.

3.6 The Carnegie building is to remain in council ownership.  Complementary internal modifications are to be carried out in the Carnegie building to allow the two buildings to work together.  These are to be carried by the city council, rather than by LIFTCo. 

3.7 Although the main entrance and reception desk will be located in the new building, within the proposed glass atrium, the original entrance to the Carnegie will remain open as an alternative access.

3.8 The former social services building on Corporation Road will be demolished to provide a secure car park to the rear of the building.  On-site car parking and drop-off facilities, for 20 cars, would be provided. Vehicular access would be from Corporation Street, with egress to Church Street.

3.9 A traffic assessment prepared for LIFTCo estimates that the development would generate a demand for an additional 34 parking spaces, allowing significant discounting for use of means of transport other than the car.  This demand can be met by the proposed new car park and by existing town centre cap parks.

3.10 The present application does not affect the site of the existing clinic, which will be the site for the second phase of development.  Services will be relocated from the clinic to the new building.  A decision on any use of the existing building will be taken at a later date.

4 Consultation

4.1 Public meetings were held on 11 December 03 and 28 January 04, in relation to the original design proposals. The January meeting was poorly attended. The most commonly voiced concerns related to traffic and car parking, and the future of the community meeting rooms and impact on the library.  Due to time constraints, it has not been possible to present the revised scheme to a public meeting.

4.2 The scheme has been subject to pre-application consultations with officers from Housing and Planning Directorate and Urban Vision.  No objection is raised to the current proposals.
4.3 Independent advice has also been sought from architect, Peter Hunter, who is retained by the council as a consultant on major projects.  He has been involved in the evolution of the design and supports these final proposals.
4.4 The scheme is due to be presented to Eccles Political Executive on 11th November 2005.  Members’ comments will be reported verbally. 

5 Conclusions

5.1 I am satisfied that the proposals achieve the high quality of design and landmark character sought through the LIFT initiative and that the new building will complement the Carnegie building and will contribute to the regeneration of Eccles town centre.

5.2 City council approval to the drawings as LIFT client would not prejudice assessment of the proposals as local planning authority.  
5.3 The proposed location and distribution of council accommodation appears functional and attractive.  
5.4 I therefore recommend that the planning application stage proposals for the LIFT development in Eccles be approved.
Alan Westwood

Director of Customer and Support Services
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