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AMENDMENTS/ADDITIONAL INFORMATION IN RESPECT OF URBAN VISION PARETNERSHIP TO THE PLANNING TRANSPORTATION REGULATORY PANEL


PLANNING APPLICATIONS AND RELATED DEVELOPMENT CONTROL MATTERS


PART I (AMENDMENTS)


SECTION 1 : APPLICATIONS FOR PLANNING PERMISSION
7th December 2006


APPLICATION No:
06/53290/REM


APPLICANT:
Salford Royal Hospitals NHS Trust And Consort Healthcare


LOCATION:
Hope Hospital Stott Lane Salford M6 8HD   


PROPOSAL:
Reserved matters application for the demolition of existing buildings and the development of a new main hospital building, education block, ancillary buildings and extensions, multi-storey car park, surface car parking (including 5 spaces for the Hope village shops) and public realm works


WARD:
Weaste And Seedley


OBSERVATIONS:


+++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++


ADDITIONAL OBSERVATIONS


Since writing my report I have made a number of changes to my report.  These changes are highlighted in bold type and relate to additional representations received, to additional representations from Councillor Ainsworth, to a Weaste and Seedley Community Committee meeting held on Tuesday 5 December, to ongoing consultations with the residents of Knowles Court about access to and from their development and to general clarifications and amendments to the text.


I have amended condition five and condition 6 is a new condition.


+++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++


DESCRIPTION OF SITE AND PROPOSAL


This application relates to the whole of the existing Hope Hospital site that covers an area of approximately 15 hectares.   It is bounded by Stott Lane to the east, the M602 to the south, Devonshire Road and residential properties to the west and Eccles Old Road to the north.  It specifically excludes the Stott Lane playing fields.  The hospital sits within a predominantly suburban residential area although there is a mix of uses on Eccles Old Road that includes a church, library and public house as well as a small local shopping centre.  Surrounding development is of relatively low density.   The Eccles Old Road corridor is characterised by mature tree planting with properties set well back from the pavement.


This report should be read in conjunction with the report on the proposed temporary deck on the existing car park on the Stott Lane playing fields


In 2002, a ten year project was launched by the applicant for the redevelopment of Hope Hospital.  The centre piece of the strategy for the delivery of healthcare in Salford is known as Salford’s Health Investment For Tomorrow (SHIFT), which will change the health services that Salford provides over the next six years.  The programme is divided into five projects:


· redevelopment and modernisation of Hope Hospital


· construction of six new Health and Social Care (LIFT) centres across the city


· redesign of health services to provide integrated patient care


· implementing NHS Connecting for Health in Salford


· an integrated NHS workforce in Salford


Together these projects are intended to deliver new health facilities and modernised services to the benefit of patients, staff and the people of Salford.


This application represents just one component of the SHIFT project that aims to deliver a step change in the provision of healthcare for the people of Salford.  The hospital component of the project consists of four key elements:-


· a PFI redevelopment of the centre of the hospital site


· the associated demolitions and enabling works


· the refurbishment and adaption of retained buildings


· landscaping, car parking and traffic improvement work on the site and adjacent highways


The emphasis of the SHIFT programme is to concentrate on the provision of healthcare services away from the Hope Hospital site wherever appropriate and safe.


The redevelopment of the hospital has been informed by the documents submitted with the original outline application and the Trust’s advisors.  The development of the detailed design has been informed by key features of the existing site.  Some of the important features of the existing site include the following:-


· the lack of an identifiable front door to the hospital


· the domination of the site by buildings and car parking


· the extremely limited tree and general landscape cover other than at the boundaries


· the absence of any clear structure of open spaces and open routes through the hospital


· the absence of any attractive and enjoyable open spaces within the site


· the wide variation in ages, style, height and materials of the buildings and their general limited or poor architectural quality


· the confused and confusing access and circulation pattern


· the quality of views from the site particularly across the relatively green suburbs to the north, north east and east


· the intrusion of traffic noise from the M602


At an early stage in the design process the Trust identified a number of key objectives as follows:-


· recover lost clarity


· provide a presence to the local community with a 21st century medical service face to Eccles Old Road


· a clear front door and main visitor and patient entry from Eccles old Road


· clear separation of accesses and routes


· clear and convenient relationship between front door, public transport routes and the existing shops on Eccles Old Road


· a sensitive relationship to existing neighbours


· better natural routes and increased footfall to local shops to support retention and improvement of local services


· exploitation of existing views


· shielding of the patient environment from motorway noise


There are also clear clinical and other hospital operational requirements that the development proposals have had to satisfy and these have been key factors in shaping the location, form and phasing of the development across the site. 


A significant outcome of the design analysis is the need to bring or clearly link as many of the high volume patient and public visitor activities to the most publicly accessible part of the site – the north of the site closest to Eccles Old Road.  Major development is proposed to front Eccles Old Road and a multi storey car park is proposed to the M602 boundary.  Visitor and patient access would be located at a new main access off Eccles Old Road.  Emergency vehicle access would remain in its existing position towards the north end of Stott Lane with staff access being located at the existing access point on Stott Lane opposite the access to the temporary car park on Stott Lane playing fields.


The precise details of the new entrance junction on Eccles Old Road have been subject to much discussion and these are described in more detail below.


In terms of circulation within the site the majority of staff would enter and exit on Stott Lane opposite the entrance to the temporary car park on the playing fields and would use the multi storey car park via a dedicated staff access.  Patients and visitors would enter and exit on Eccles Old Road.  There would be a large drop off area adjacent to the main access into the hospital beyond which would be a surface car park with 35 disabled spaces and 105 standard parking spaces.  Beyond this would be another separate surface car park that is also identified as a site for possible future development.  The main access road would then lead visitors and patients into a final surface car park adjacent to the M602 boundary or into the multi storey car park.  Associated highway improvements are described below.


The area of the proposed works comprises the central third of the site running from Eccles Old Road through the heart of the site down to the M602 boundary.  The main buildings that would be demolished and replaced include the two towers – Webb House and Worthington House, the postgraduate medical centre adjacent to the shops on the Eccles Old Road frontage, the mortuary, the IT building, the sterile services building, the large Victorian wards in the centre of the site and the Homestead buildings located to the north of the existing main surface car park.


The proposed development includes three main elements;


i) a major clinical services building comprising 29,321sq.m of floorspace on three main floors(Block A).  This block would contain 700sq.m of retail floorspace.


ii) an educational and support services building comprising 10,207sq.m of floorspace  on four floors (Block E)


iii) a multi storey car park providing 1,410 spaces on five storeys


A further 650sq.m of floorspace would be provided in other minor buildings.  The application also includes significant improvements to the highway network that were identified at outline application stage:


· Firstly there would be an additional lane at the top of Stott Lane for cars turning left onto Eccles Old Road.  This left turn lane is sited so that an existing mobile phone mast remains in place and would now be located on a traffic island.  The existing boundary wall to the hospital would be replaced and tress on this boundary would also be removed but replacements would be planted.  There would also be a loss of residents parking bays in the existing layby.  


· On Eccles Old Road a major new junction would be provided with a single access lane into the site, two lanes exiting the site and a separate left and right turn lane on Eccles Old Road into the site.  On the Eccles Old Road frontage the existing hospital boundary wall would be set back to allow a bus lane to be provided connecting the existing bus lanes on either side of the hospital frontage.  Facilities for pedestrians at both these junctions would be improved as a result of the proposed highway works. 


The application seeks the approval of the details of the junction layouts as described above.  These details have been the subject of much discussion between officers and the Trust and the details are acceptable in highway terms.


However, an alternative proposal that involves some slight reconfiguration of the junction, a new vehicular access/egress for Knowles Court, a loss of three parking bays in front of the shops numbered 189 to 195 Eccles Old Road and the provision of five replacement parking bays for the shops within the hospital site on the Eccles Old Road frontage, is being investigated.  Residents and shopkeepers have been notified of these plans but the residents of Knowles Court are currently sceptical of the benefits of such a scheme and the shopkeepers object to the possible loss of parking directly outside their premises.  


Although these alternative proposals do represent a better solution in highway terms they involve land outside the applicant’s control and any new access for Knowles Court would require a separate planning permission.  The junction arrangements described above are acceptable in highway terms.  Since writing my report there have been further discussions with residents of Knowles Court.  Their preference would be for their access and egress to be controlled by traffic lights.  While this would clearly benefit residents of Knowles Court it would slow the flow of traffic on Eccles Old Road and is unacceptable therefore in highway terms.  The residents may though accept the closure of their existing access and the provision of a new access/egress to the east of their frontage.  This junction would allow the residents their own right turn lane into their site and egress would be made easier as it would be beyond the new traffic light controlled junction.  Discussions will continue in the lead up to the Panel meeting and members will be updated on the situation at the Panel meeting.  I have attached an appropriate condition. 


Block A


This would comprise the main new clinical services building and would provide the new main entrance into the hospital complex.  It would provide three levels of accommodation as well as plant on the third floor.  It would be set back from Eccles Old Road by 14m at its closest point.  It would provide a new main pedestrian entrance on the Eccles Old Road.  To the rear of the building there would be a large new drop off point and adjacent to this the new main entrance into the hospital for visitors and day case patients.  Accident and emergency access would remain from Stott Lane on the eastern elevation of the new building.  A central access spine, that would feature a projecting wall on the Eccles Old Road frontage would run north/south through the centre of this building with the café, shops and pharmacy being located along this central access route.  The café would look out onto a new main landscaped area forming the green heart to the site.


The design of the building has been developed as a response to the local surroundings, the new organisation of the site and internal healthcare plans.  From the outside, the curved shape (in fact a series of 1.2m facets to the principal elevations) was derived to organise vehicular traffic flow entering the site and lead it round the building to the main drop off point.  From the inside, the curved plan was developed as part of the ward design that maximises the external elevation for daylight and views from the one bed rooms.


In terms of the buildings elevational treatment, the architect has attempted to give the building a feeling of openness, light and air together with a modern and positive image of a major hospital.  The elevation breaks the building down into three layers that address the vertical scale – i) entry level, ii) the first and second floors, iii) the roofscape including plant level.  The entry level is a series of vertical panels that are either coloured metal or glass.  The rhythm is dictated by the function of the space behind.  On the west side of the building this level sits back from the elevation above exposing the columns to form a colonnade.  On the south east side, it extends beyond the building to form the entrance to the emergency department.  The elevation of the first and second floors is terracotta, a traditional, vernacular material used in a contemporary way.  The pattern of tall and small windows reflects the single bedrooms behind.  The roofspace consists of vertical metal cladding with a horizontal profile with integral louvers set back from the edge of the building.  The roof oversails the plant level with edge support by off-set struts.  The underside of the exposed roof edge is a halo that unifies the building.  The roofs slope back towards the central atrium, highlighting the focus of the building, which is the main pedestrian access and central pedestrian spine.


The main entrance to the public atrium space from the drop off would be highlighted by a wedge section of the building that extends to form a canopy.  This wedge would be rendered and painted.


Beyond the main landscaped area and the drop off area would be a new surface visitor and disabled parking area providing a total of 140 spaces as described above.  Beyond this there would be a site that would provide parking in the short term but which in the long term is identified as the site for a possible new cancer centre.  No decision has yet been reached at regional level about whether this new cancer centre should best be located here at Hope Hospital or elsewhere within the region.


Block E


This building would be the education and facilities management building and therefore serves a very different purpose to block A.  The north elevation has a series of vertical panels that are either coloured metal or glass, matching block A.  The south elevation facing the multi storey car park would be faced in horizontal metal bands that wrap round the east and west corners to abut the vertical stair and lift towers.  These vertical circulation areas, which mark the entrance to the building, would be rendered and painted to match block A and to give a common language to mark entrance points. 


The multi storey car park


The multi storey car park would be highly visible from the M602 and the architects have sought to achieve an appropriate high quality design.  The building would be five storeys and would measure 96m by 48m.  The elevations visible from the motorway have significant metal profiles at each floor level.  The elevations to the stair tower and facing north towards the centre of the site have hit and miss horizontal metal cladding similar to that used on the adjacent education block. 


This application seeks approval of all reserved matters relating to the previous outline permission.  This application is the most significant reserved matters application for the site but the Trust will be making further reserved matters applications for non PFI projects.

The applicant has undertaken a significant amount of pre-application consultation with the local community.  This has included an information leaflet to around 4000 households around the hospital, posters within the hospital itself and a public exhibition at the hospital and at Morrisons supermarket in Eccles.


The applicant has shown how the redevelopment of the hospital would be phased and how car parking would be provided to cater with this process.  This would broadly be as follows:


Demolition of Homesteads


Multi storey car park completed


Block E completed


Webb and Worthington Houses demolished


Block A completed


Victorian wards demolished


Surface car parks completed


In addition to these main elements of the project there are a number of smaller single storey extensions and buildings within the main hospital site for which permission is sought.  These extensions are small in comparison to the main project elements described above and I am satisfied that they do not have any detrimental effect on any neighbouring property or on any street scene or interest of acknowledged importance.


Highway Alterations


As referred to above there are a number of alterations to the highways around the site as a result of these proposals.  The first outline application for the redevelopment of the hospital identified the need for junction improvements at the Stott Lane / Eccles Old Road intersection and at the proposed new access into the hospital on Eccles Old Road. 


SITE HISTORY


There have been a considerable number of planning applications on the site but those relevant to this application are the following.


Outline planning permission was granted in April 2000 for the progressive selective redevelopment of the hospital (99/39299/OUT).


In December 2000 outline permission was granted again for progressive selective redevelopment but with a modification to the condition regarding the timing of junction works (00/40937/OUT).


In September 2005 permission was granted to extend the life of the outline permission for two years until September 2007 (05/50247/OUT). 


CONSULTATIONS


Strategic Director of Environmental Services –  No objections.


Central Salford Urban Regeneration Company – The application is for the PFI elements of the major regeneration proposals for Hope Hospital which, once implemented, will improve the healthcare facilities available to residents of Salford.  The URC has no specific comments to make on this application, other than that the URC is generally supportive of the application.


United Utilities –  No objections in principle


Environment Agency –  No objections in principle but requests that a number of conditions be attached to any approval.


Claremont / Weaste Community Committee – Strongly objects to the development on the grounds that the development will create additional traffic levels on Eccles Old Road and be detrimental to highway safety due to the road being used as access and aggress for delivery vehicles and that therefore the development would result in the loss of parking provision in the Hope village area and increase overall congestion in the vicinity of the site.  A special meeting of the Community Committee was held on Tuesday 5 December that was attended by the applicant and officers of the City Council.  The main issues raised related to traffic and highways.


Greater Manchester Police Architectural Liaison Unit – No response received to date


Greater Manchester Passenger Transport Executive –  Supports the proposals but requests a bus stop within the site.


PUBLICITY


The application has been advertised by means of both site and press notices.


The following neighbour addresses were notified:



1 to 137 and 2 to 104 Meadowgate


1 to 9 and 2 to 16 Osbourne Road


1 to 23, 8 to 20 and flats 1 to 18 Portland House and 1 to 18 Zyburn Court, Park 


Road



1 to 18 Ryecroft Avenue



1 to 11 and flats 1 to 14 Meadow Court, Stott Lane



1 to 8 Timothy Close



1 to 31, 6 to 52, 1A, 3A, 5A and 15A Trafalgar Road



1 to 11 and 2 to 16 Vauban Drive



1 to 16 Verdun Avenue



1 to 21, 2 to 18, 1A and 4A Vestris Drive



1 to 8 Belmont Avenue



1 to 9 and 19 to 39 Bradfield Avenue



2 to 8, 16 to 36, 5 to 9, 27 to 45, 44 and 46 Devonshire Road


189 to 215, 219 to 225, 212, 214, 220 to 228, 254, 264 and all flats in Knowles Court Eccles Old Road



9 to 41 and 10 to 32 Victoria Road



1 to 22 and St James’ Church Vicarage Close



1 to 11, 2 to 10, 2A to 2D, 11A and 15 Wilton Road



All flats in Devon Close



All flats in Regina Court, St Georges Crescent



All flats in Heron Court


These are all those notified of the previous outline planning applications and include additional neighbours.


REPRESENTATIONS


I have received thirteen representations in response to the planning application publicity:-  one objection and observations letter from Councillor Ainsworth, one letter of support from a local resident, one letter of support and observations from Elmwood Church, three objections/representations from the residents and managing agents of Knowles Court, five letters of objection from local residents and on behalf of Middle Victoria Road Home Watch, and two letters of objection from shopkeepers on Eccles Old Road.  The following issues have been raised:-



Cllr Ainsworth


The impact of the hospital access and the on-site parking proposals on an already significantly gridlocked highway network


Impact on noise, air quality and light pollution


The absence of an integrated design proposal for the hospital and Hope village shops


The impact of the new retail facilities within the hospital on the Hope village shops


Uncertainty regarding the nursery resiting


The lack of respite/leisure facilities for the significant hospital workforce


The potential need for better future connectivity with areas of regeneration within the city


The absence of local economic impact targets or objectives


The impact of the new road junction on Eccles Old Road on parking in front of the shops and on the bus lane


There is not a need for a two lane exit from the hospital onto Eccles Old Road


The footpath link to the Hope village shops joins with an unmade and unkempt passage adjacent to 189 Eccles Old Road.


Meadow Court and the associated detrimental impact on the frontage image and pedestrian environment


The Traffic Impact Assessment is inadequate


Impact of construction traffic


The cap of 1942 parking spaces on the site is to be exceeded


There is a lack of detail regarding the north/south connecting link running through the site


The projecting wall on the front elevation could be better designed


The concourse in front of the hospital should feature more hard landscaping, better street furniture and sculpture


Resident of Verdun Avenue


Supports the application as the hospital desperately needs new wards, car parking and accommodation


The development will raise the tone of the area and boost house prices


Knowles Court Managing Agents and residents

Residents of Knowles Court already have great difficulty getting in and out of the development and in particular the bus lane causes great difficulties


Objection to loss of parking spaces for local shops


The new in and out for Knowles Court is a good idea


The added pedestrian crossing is good


More parking for the shops is needed


Proximity of the new frontage will cause light and noise pollution


Elmwood Church


Fully supportive of the development


The church has experienced extreme difficulty with people trying to find somewhere to park and as a church we feel bound to allow patients to park in our car park when it’s free – visiting hospital is stressful enough without the hassle of parking.


If the Council does grant permission the church asks that the multi storey car park is provided


Residents of Eccles Old Road and Middle Victoria Road


No objections to the buildings but do object to the proposed new junction on Eccles Old Road.


The short right turn lane into the Hospital will cause serious traffic congestion


Get rid of the bus lanes which already make the road dangerous


Traffic flows are based on out of date information


The new set of lights will cause greater congestion


Objection to the loss of the layby for the shops


Delivery vehicles should not use the new entrance on Eccles Old Road


There has been a lack of consultation


More parking is needed for the local shops


There is a total underestimation of the traffic impact on the local environment


There is inconsistency in the drawings


Shopkeepers on Eccles Old Road


Object to the loss of layby parking which is essential for the viability of the shops


The five replacement spaces are insufficient, will not be used and will cause congestion.


REGIONAL SPATIAL STRATEGY


DP1 Economy in the Use of Land and Buildings, DP3 Quality in New Development


UNITARY DEVELOPMENT PLAN POLICY


Site Specific: EHC6 Hope Hospital


Other policies: DES1 Respecting Context, DES2 Circulation and Movement, DES3 Design of Public Space, DES7 Amenity of Users and Neighbours, A10 Provision of Car, Cycle and Motorcycle Parking in New Developments, DES10 Design and Crime, DES11 Design and Crime, EN12 Important Landscape Features, EN22 Resource Conservation, S1 Retail and Leisure Development Within Town and Neighbourhood Centres


DRAFT SUBMITTED REGIONAL SPATIAL STRATEGY

DP1 Regional Development Principles, MCR2 Regional Centre and Inner Areas of Manchester City Region, MCR4 Northern Part of the Manchester City Region

PLANNING APPRAISAL


The main planning issues relating to this application are whether the design, scale and massing of the building is appropriate, the impact of the development on neighbours, whether there is sufficient parking, whether sufficient open space provision has been made, whether the loss of trees on the Eccles Old Road frontage is acceptable and whether the proposed materials are acceptable.   The principle of the development has already been established by the outline permissions.


Policy EHC6 states that the modernisation and expansion of health care facilities at Hope Hospital will be permitted provided that:


i) all development proposals form part of a co-ordinated programme set out within an approved masterplan;


ii) transport issues are addressed in a co-ordinated manner, particularly through the development of a travel plan, improved public transport, and provision for cycling, pedestrians, car parking and access/egress;


iii) neighbouring uses, particularly residential, would not suffer any unacceptable reduction in amenity or safety, for example through the impact of traffic or car parking associated with the hospital;


iv) the long term recreational use of Stott Lane playing fields is protected; and


v) development is of a high quality of design consistent with the policies of the Design chapter.


Design, Scale and Massing


Policy DES1 states that developments will be required to respond to their physical context, respect the positive character of the local area and contribute towards local identity and distinctiveness via a number of factors that include the scale and size of the building, its contribution in the street scene and the quality of the proposed materials.


Policy DES3 states that where development includes the provision of public space, that public space must be designed to, amongst other things; have a clear role and purpose; reflect and enhance the character and identity of the area; provide an appropriate setting for surrounding developments; be attractive, safe, uncluttered and appropriately lit; be of an appropriate scale; connect to established pedestrian routes and; minimise, and make provision for, maintenance requirements.


Policy DES5 states that tall buildings will be permitted where they meet a number of criteria.  Those criteria include that the scale of the development is appropriate to its context and location; that the location is highly accessible to public transport, walking and cycling; that the building would relate positively to and interact well with the adjacent public realm; that the building would be of the highest quality design; that the building would make a positive addition to the skyline and would not detract from important views and that there would be no unacceptable impact on the setting of a listed building or on the character or appearance of a conservation area.  


The architects for the scheme have sought to achieve a high quality of design and it is consider that this has been achieved.


The main building, block A, is deliberately closer to the Eccles Old Road frontage than the existing buildings.  It is considered that this is appropriate as it matches the set back of the majority of the buildings along Eccles Old Road while at the same time providing the strong visible presence required of the new hospital.  It also allows for new appropriate landscaping to be provided on this main road frontage.


The proposed materials that are used are of high quality and are appropriate to the buildings and their varied surroundings.


I consider that the proposed materials would provide a sympathetic contrast to the surrounding older buildings and would maintain the quality of development in the area.  I consider that the proposed development accords with policies DES1, DES3 and DES5.


I have referred to policy DES5 as objections have been made to the height of the building on the Eccles Old Road frontage.  I consider that this new building is appropriate to its function, context and location and consider that it responds well to its surroundings.  The buildings are designed to a high standard and use high quality materials.  I consider that the proposed development accords with policy DES5. 


Effects of the development on neighbours 


Policy DES7 requires all new developments to provide potential users with a satisfactory level of amenity. Development which would have an unacceptable impact on the amenity of the occupiers or users of other developments will not normally be permitted.


Ward councillors and local residents have stated that the local community is concerned about the impact of the proposed development on traffic on Eccles Old Road.  The application has been amended as a result of officer concerns with regard to the adequacy of the detailed design of the Eccles Old Road junction and the position and alignment of the junction has been adjusted so that the entrance to Knowles Court lies outside of the new traffic light controlled junction and so that the right turn lane into the hospital is of an adequate length.  The traffic situation and impacts of the development have been the subject of much discussion and my highway advice is that the improvements to the highways that result from this proposal will not result in a worse highway situation for neighbours of the hospital.  Such concerns must be considered against the benefits of the scheme, namely the redevelopment of a Victorian hospital site and the proper reorganisation of access into the site.  The Trust has stated that the proposals do not in themselves lead to any increase in traffic but it is certainly the case that there will be an increase in traffic on Eccles Old Road as the primary entrance and exit for visitors would be located directly off this road.  There are though already a series of traffic light controlled junctions along Eccles Old Road and there are already high levels of traffic on this road.


In terms of privacy and overlooking I consider the separation distance of 44m between the proposed Block A building and the dwellings at Heron Court that face the site is sufficient.  To the south the proposed car park would be over 100m from dwellings on Eccles New Road that face the site.  I consider this separation distance to be sufficient.  Block A is set back by a minimum of 14m from the Eccles old Road frontage and I consider that this relationship to the road would be in character with other buildings on this main road.   I do not therefore consider that there will be any significant loss of privacy or an unacceptable outlook suffered by residents surrounding the site.  I do not consider that the heights of any of the building are such that they would prove overdominant when viewed from any neighbouring property or any public highway given the distances and circumstances described above.  I have though, attached a condition with regard to noise.  I consider that as there are no main habitable windows in Knowles Court facing the site there is no significant loss of amenity as a result of light pollution.


In conclusion, I consider that the provision of high quality major new hospital buildings which would make a positive contribution to the street scene and the surrounding area and the removal of Victorian wards that are no longer fit for purpose is to be welcomed and supported.  I am satisfied that there would be do significant detrimental effect on residential amenity as a result of this proposal.


Highways, Parking and Circulation 


Policy A10, in line with Government guidance, seeks maximum parking standards for all developments. Within the emerging planning framework and in line with central government advice there is no policy requirement for a minimum level of parking.


The existing hospital is accessed by vehicles at four locations on Stott Lane and the existing junction at Eccles Old Road is an exit only.  A total of 1870 parking spaces are currently provided at the hospital with 89 disabled spaces.  There are 487 visitor spaces and 1294 for staff including the spaces on Stott Lane playing fields.  The traffic impact assessment submitted by the applicant shows that the proposed development would not have a material impact on the local highway network and my highway advice is that this is correct.  Capacity assessments for both the Eccles Old Road entrance and the Stott Lane entrance show that both junctions would operate within capacity with minimal queuing and delay.  I am mindful though that the benefits of siting a major hospital so close to the motorway network also bring the disbenefits of adjacent main roads being heavily trafficked


The Eccles Old Road/Stott Lane junction currently suffers from delays and queuing.  These problems may continue in the future but are significantly improved as a result of the proposals through the provision of an additional separate left turn lane.


I have received objections to the level of parking proposed that there is insufficient parking provided for the proposed development.   The parking levels are in accordance with policy in this highly accessible location and I consider the parking levels proposed to be acceptable and would consider a greater level of provision to be contrary to both good practice, government advice and planning policy.  In terms of highway safety I have no objections to the submitted scheme. 


The applicant has stated that phasing proposals ensure the provision of 1942 car parking spaces for the hospital throughout the redevelopment process. 


Loss of Trees


None of the trees within the Hospital grounds are protected by tree preservation order.  It is acknowledged though that the trees that border the site, especially on its Stott Lane and Eccles Old Road boundaries provide a significant contribution to the prevailing character of the area.


Policy EN12 states that development that would have a detrimental impact on, or result in the loss of, any important landscape feature will not be permitted unless the applicant can clearly demonstrate that either the importance of the development plainly outweighs the nature conservation and amenity value of the landscape feature and the design and layout of the development cannot reasonably make provision for the retention of the landscape feature.


Currently the only trees on the site are found at the site boundaries.  While it is regrettable that trees on the Eccles Old Road frontage would be removed as a result of the junction improvements and provision of the bus lane it is considered that the benefits of these highway improvements outweighs the benefits to the street scene provided by the existing trees.  In addition trees lost would be replaced with new tree planting on the road frontage as well as this there would be considerable and significant tree planting in the heart of the hospital site.  I consider therefore that the loss of existing trees on the Eccles Old Road frontage is not contrary to policy EN12. 


Sustainability


Policy EN22 states that development proposals for more than 5,000sq.m of floorspace will only be permitted where it can be demonstrated that:


a) the impact on the conservation of non-renewable resources, and on the local and global environments, has been minimised as far as practicable; and


b) full consideration has been given to the use of realistic renewable energy options, and such measures have been incorporated into the development where practicable.


The applicant has stated that the energy use, wider environmental and overall sustainability performance of the hospital regeneration has formed an important element in the development of the proposals.  As part of the design evaluation process the environmental performance of the proposals has been assessed using the NHS environmental assessment toolkit (NEAT).  This assessment of the current proposals gives them a ‘very good’ rating.


Security


Policy DES10 states that development will only be permitted where it is designed to discourage crime, anti-social behaviour and the fear of crime, and support personal and property security.  Crime prevention measures should not be at the expense of the overall design quality, and proposals will not be permitted where they have a hostile appearance or engender a fortress-type atmosphere.


Security is a significant issue in all healthcare developments.  Hope Hospital has been conceived throughout as an open site and the approach to security for the hospital complex has been designed in this context.  A full security audit of the site has been undertaken as part of the design process based on ‘secured by design’ principles


Objections Raised


i) Impact on highway network


This issue has been addressed above and I confirm that I have no objections on highway grounds to the proposals.  I am of the opinion that the proposal will result in an improved situation for highway users and will assist in traffic flows on Eccles Old Road and Stott Lane.


ii) Impact on noise, air quality and light pollution


I have attached a condition that addresses noise and do not consider for the reasons outlined above that there is any significant loss of amenity as a result of light pollution.  


iii) Impact on local shops


The proposals have been amended as a result of concerns expressed about the loss of parking spaces to the local shops.  The proposals now do not affect the existing parking spaces.  There is a small increase in the size of the retail facilities of just 38sq.m within the hospital.  I consider that this is appropriate within any major hospital.  In opening up direct pedestrian linkages to the shops from the hospital I am of the opinion that local shops will benefit as a result of these proposals.  I do not consider that in bringing the hospital retail facilities closer to Eccles Old Road that shoppers would be inclined to use the hospital shops rather than the shops on Eccles Old Road.  I have attached a condition to ensure that the existing shops in the plaza cease trading within one month of the new retail units opening.


With regard to the potential loss of the layby I would point out that this would only occur after a planning application for a new Knowles Court access was submitted and considered by the Panel.  All local residents and shopkeepers would be consulted and the decision would be made by the Panel at that time.  However, the possibility of this course of action is properly being raised and the application includes the provision of five replacement parking spaces for any possible future loss of layby in front of the shops.  My view at this time is that these five replacement spaces would adequately compensate for the possible loss of spaces in the layby.  I would reiterate though that this would all be the subject of a future application, assessment, consideration and decision. 


iv) The absence of an integrated design proposal for the hospital and the Hope village shops.


Given that I consider that local shops will benefit from the proposals I do not consider that the Trust should be required to anything further than it has already done in amending the proposals to ensure that there is no loss of parking for the shops.


v) The nursery



There is no replacement nursery shown now in the current proposals.


vi) Lack of facilities for the workforce


I do not consider the issue of respite and leisure facilities for the hospital workforce to be a material planning consideration.


vii) Better connectivity with areas of regeneration within the City


The improved healthcare that will result from this development would assist in the wider regeneration objectives of the City Council 


viii) The absence of local economic impact targets or objectives


I do not consider that the applicant could have been required to submit such information with the application


ix) Minimum pavement widths and need for ‘green boulevard’


I consider that the provision of a bus lane outweighs the disadvantage of the loss of wide pavements.  The ‘green boulevard’ will be created by tree planting within the hospital grounds.  The pavement at the hospital frontage will be a minimum of 3m in width, significantly wider than the 1.8m minimum.


x) No need for two lanes exiting the hospital on Eccles Old Road


This will have no impact whatsoever on the flow of traffic on Eccles Old Road and will allow more visitor and patient movements at peak times and will reduce any queuing within the site.


xi) The footpath link to the Hope village shops joins an unkempt passage


The Trust have stated their willingness to improve this passage subject to agreement with the landowner.


xii)  That delivery vehicles should not use the Eccles Old Road entrance/exit


The existing east west route through the centre of the site would not exist in future and the perimeter road is so tight against existing buildings and the boundary with neighbouring dwellings that it is impossible for larger vehicles to use this road.  Therefore while the majority of deliveries would be from Stott Lane there would be a small number from Eccles Old Road that would include incinerator traffic and mobile dialysis vehicles. 


xiii) The Traffic Impact assessment is inadequate


The TIA has been corrected and amended as a result of mistakes in the original submitted document and concerns regarding the details of the new junction on Eccles Old Road.


xiv) Impact of construction traffic


Construction workers would park on 80 of the spaces on the temporary decked car park on Stott Lane with staff parking on the remaining 365 spaces.  Construction vehicles will use the existing entrance on Stott Lane and then the new Eccles Old Road junction.  Efforts will be made to minimise the removal of material off site therefore minimising the amount of vehicular movement.  It is though inevitable that with any major construction there will be a degree of impact felt by neighbours and users of adjacent roads.  I have attached a considerate constructors condition though that will mitigate the worst such effects.


xv) The cap of 1942 parking spaces on the site is exceeded



This is not the case and I have attached a condition to this effect.


xvi) Lack of detail about the north south link


The north south link is effectively a corridor that links block A to block E and connects through to other hospital buildings on the east of the site.  I consider that sufficient information has been submitted with the application.  Improvement of pedestrian routes will be covered by condition five.


xvii) The projecting wall on the front elevation could be better designed



I do not consider that a redesign of the projecting wall is necessary


xviii) The concourse in front of the hospital should be better designed


I agree with this comment and have attached a condition that requires details to be submitted for approval


xix) Access to Knowles Court


The proposals have been amended to ensure that the junction to Knowles Court sits outside the traffic light controlled junction.  Further improvements are being discussed with Knowles Court residents and the outcome of these will be reported to the Panel. 


xx)  That there has been a lack of consultation



There has been considerable consultation on this application both from the applicant and the City Council and I do not consider that this has been insufficient in any way. 


VALUE ADDED TO DEVELOPMENT



The details of this reserved matters application have been subject to lengthy discussions and the Trust has made improvements to the application since it has been submitted which have included a better junction on Eccles Old Road, the provision of a bus lane along the length of the hospital frontage, the prospect of improved access arrangements for Knowles Court and additional parking for the shops at Hope village.  The proposals also include significant tree planting.


CONCLUSION


The main planning issues relating to this application are whether the design, scale and massing of the building is appropriate, the impact of the development on neighbours, whether there is sufficient parking, whether sufficient open space provision has been made, whether the loss of trees on the Eccles Old Road frontage is acceptable and whether the proposed materials are acceptable.   The principle of the development has already been established by the outline permissions.  I consider that the detailed design of the proposed buildings is of high quality.  It is accepted that there are problems with the free flow of traffic on surrounding roads but this situation exists on any main road situated so close to a motorway junction.  I am firmly of the opinion that significant highway improvements would result from this redevelopment and I consider that the provision of high quality major new hospital buildings which would make a positive contribution to the street scene and the surrounding area and the removal of Victorian wards that are no longer fit for purpose is to be welcomed and supported.  I am satisfied that there would be no significant detrimental effect on residential amenity, the street scene or on any interest of acknowledged importance.


RECOMMENDATION:

That the Strategic Director of Customer and Support Services be authorised to enter into legal agreements under Section 278 of the Highways Act 1980 to secure highway improvements.


Conditions


1.
Prior to being discharged into any watercourse, surface water sewer or soakaway system, all surface water drainage from the development shall be passed through an oil interceptor designed and constructed to have a capacity and details compatible with, the site being drained.  Roof water shall not pass through the interceptor.


2.
Prior to the commencement of the development hereby approved, samples and details of the materials for the external elevations and roofs of the development shall be submitted to and approved in writing by the Local Planning Authority. The scheme shall be carried out using the approved materials, unless agreed otherwise in writing by the Local Planning Authority.


3.
No development authorised by this permission shall take place unless and until the Local Planning Authority has received and approved in writing a site operating statement for each phase in relation to provision of street sweeping, permitted hours for construction works, delivery of materials and delivery and collection of equipment and the provision and use of on-site parking for contractors' and workpeople's vehicles and no development or activities related or incidental thereto shall take place on the site in contravention of such site operating statement unless otherwise agreed in writing by the Local Planning Authority.


4.
At no time shall the number of parking spaces on the site exceed 1942.


5.
The site shall be treated in accordance with a landscape scheme which shall be submitted to and approved by the Local Planning Authority before development is started.  Such scheme shall include full details of trees and shrubs to be planted, walls, fences, boundary and surface treatment and shall be completed within one year of the bringing into use of block A into use and thereafter shall be maintained to the satisfaction of the Local Planning Authority.  Any trees or shrubs dying within five years of planting shall be replaced to the satisfaction of the Local Planning Authority.


6.
The retail units in the existing shopping plaza shall cease operation within one month of the new retail units hereby approved being brought into operation.


7.
Notwithstanding details submitted the detailed elevational treatment of the multi-storey car park shall be submitted to and approved in writing by the Local Planning Authority.


8.
Noise permitted from fixed plant and equipment shall be such that the rated level of noise emitted (LAeq,t) is below the existing background level (LA90,t) by at least 5dB(A) at the nearest noise sensitive properties.


9.
Prior to the commencement of development the applicant shall make endeavours to secure the provision of the 'preferred option' for the new Hospital junction on Eccles Old Road.  If within two months of the date of this permission, no agreement has been reached with the relevant land owners, then the highway proposals for the junction of the site with Eccles Old Road hereby approved shall be implemented in accordance with condition 5 of the outline consent 00/40937/OUT.


(Reasons)

1.
To prevent pollution of ant watercourse in accordance with policy EN18 of the City of Salford Unitary Development Plan


2.
Standard Reason R008B Development-Building in vicinity


3.
Standard Reason R005B Amenity - neighbours


4.
Standard Reason R005B Amenity - neighbours


5.
Standard Reason R004B Amenity - area


6.
To protect the vitality and viability of the Hope Neighbourhood Centre in accordance with policy S1 of the City of Salford Unitary Development Plan.


7.
Standard Reason R004B Amenity - area


8.
Standard Reason R005B Amenity - neighbours


Note(s) for Applicant


1.
The applicant's attention is drawn to the contents of the attached letter from the Environment Agency.


2.
The applicant is advised that the requirements of all the conditions precedent must be satisfied prior to the commencement of the development. Failure to satisfy the conditions precedent renders all development unauthorised and unlawful and appropriate action may be taken by the Council.


APPLICATION No:
06/53692/COU


APPLICANT:
P Read


LOCATION:
23A Church Street Eccles M30 0DF    


PROPOSAL:
Change of use from retail  (Class A1) to sale of hot food (Class A5) and installation of flue


WARD:
Eccles


OBSERVATIONS:


+++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++


ADDITIONAL OBSERVATIONS:


I have received a response from the Strategic Director of Environmental Services who has no objections to the application.

+++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++


DESCRIPTION OF SITE AND PROPOSAL


The site is an end terrace property which stands on Church Street within the commercial centre of Eccles. There are a number of other A1 uses in the immediate area including newsagents, hot food takeaways and a bridal shop at number 19. The unit is currently occupied by a hairdresser’s salon at ground floor and a vacant unit at first floor. There are no residential properties adjacent or above the proposal site. The proposed hours of operation of the shop are 8am – 11:30 Monday to Thursday, 8am to midnight on Fridays and Saturdays and 8am to 11pm on Sundays. It is proposed that the flue is located to the South roof plane on the lower part of the roof and to the rear. The property is directly adjacent to St Mary’s Church which is a Grade I listed Building.


SITE HISTORY


05/50551/COU - Change of use from shop (Class A1) to shop for the sale of hot food (Class A5). 


REFUSED: The extraction system that the proposed change of use necessitates would by reason of its size, siting and design, have an adverse impact upon the setting of the Grade1 Listed Building St Mary's Church, contrary to policy EN12 of the City of Salford Unitary Development Plan and Policy CH4 of the Revised Deposit Draft Replacement Plan. 


CONSULTATIONS

Strategic Director of Environmental Services: No Objections


PUBLICITY

The following neighbour addresses were notified:



13 to 23 (odds) Church Street  


18 to 36 (evens) Church Street, Flat above 18 Church Street and St Mary’s Church. 


REPRESENTATIONS


I have received one petition with 67 signatories. The following issues were raised:


· No facilities for the disposal of refuse leading to vermin.


· Existing/ increased litter problems in the locality 


· Decline of quality shops in Eccles Town Centre


UNITARY DEVELOPMENT PLAN POLICY


Site specific policies: S1 Retail and leisure development within Town and Neighbourhood Centres


Other policies:
S3 
Loss of Shops


S4 
Amusement Centres, Restaurants and Cafes, Drinking Establishments and Hot Food Takeaways


CH2 
Development affecting the setting of a listed building


PLANNING APPRAISAL


The main planning issues relating to this application are the creation of a unit for the sale of hot food within Eccles Town Centre and the impacts this may have upon the local economy and environment and the specific impacts the development may have on the setting of the Grade I Listed building of Saint Mary’s Church. Also, the impacts that the change of use may have upon the amenities of occupiers of nearby residential and commercial units.


Policy S3 of the adopted Unitary Development Plan requires that within existing town centres a change of use from class A1 retail will only be permitted where it would not have an unacceptable impact upon the vitality or viability of the centre either individually or cumulatively. Policy S4 of the Adopted UDP states that proposals for developments which fall within class A3, A4 or A5 will not be permitted where the use would have an unacceptable impact either itself or cumulatively on the amenities of surrounding residential occupiers by reason of noise, disturbance, smell, fumes, litter, parking or either pedestrian or vehicular traffic, the vitality and viability of town centres or amenity. Policy CH2 states that planning permission will not be given for development which would have an unacceptable impact on the setting of any listed building. 


It is considered that the change of use from the current A1 use to a hot food takeaway within the A5 use class would not have a significant impact upon the vitality and viability of the town centre. Within Eccles, there remain a number of A1 uses and the community is well served by a good mix of amenities. The loss of an A1 unit would not unduly affect the character of the town centre. If these premises were to cease trading as a hairdressers and re-open as a takeaway, I am of the opinion that the change of use of the unit would not have an adverse impact upon the vitality and/or viability of the centre as both uses would generate similar footfall to the centre and the loss of an additional A1 unit would not dramatically alter the services Eccles Town Centre offers. Therefore I consider that the proposal would be in accordance with Policy S3 of the Adopted Unitary Development Plan.


It was considered that, in the previous proposal, the design and location of the flue would have a significant and detrimental impact upon the setting of the adjacent Saint Mary’s Church – a Grade I Listed Building. This factor was considered unacceptable and the application was subsequently refused on these grounds. The amended proposal seeks to reduce the impacts upon Saint Mary’s Church by encasing the proposed external flue in brick to match the original building. The flue is also positioned on a low part of the roof and to the rear of the building, and does not extend above the highest part of the roof, being just less than three metres in height at its longest point. It is considered that this would ameliorate the previous detrimental effects of the external flue, and would therefore not have a detrimental effect upon the setting of the listed building thereby resulting in the proposal being in accordance with the requirements of Policy CH2 of the adopted Unitary Development Plan.


Having regard to the criteria of Policy S4 of the Adopted UDP, it is considered that although the proposal by its nature may create issues of litter and potential disturbance, the location for such a development, within Eccles Town Centre is considered acceptable, and the issue of litter can be addressed by attaching a condition for litter bin provision. It is considered that there would be no loss of amenity to nearby residential occupiers as the units directly above and adjacent are not in residential use. The previous application, was objected to by the resident of 18a Church Street, however the impacts on residential amenity were not considered great enough to warrant an additional reason for refusal on these grounds.


VALUE ADDED TO DEVELOPMENT



The applicant has amended the previously refused scheme to ameliorate the impacts upon the Grade I listed building of Saint Mary’s Church. It is considered that the amended scheme is more acceptable and would not detract from the special character of the building.


CONCLUSION


The main issues which are associated with this development are the impact the proposed flue would have on the nearby listed building and whether this has been significantly reduced by the changes to the scheme, the impacts upon neighbouring and nearby occupiers especially those which are residential, and the impacts upon the vitality and viability of Eccles Town Centre. 


It is considered that the impacts of the development upon the setting of the Grade I listed building have been significantly reduced by amending the design. The use is considered to be acceptable within a main town centre location such as Eccles and the loss of an A1 unit would not be detrimental to the vitality and viability of the Town Centre. The neighbour objections are acknowledged, however it is considered that the issues raised can be addressed by the imposition of adequate conditions to a grant of planning permission. The scheme is considered to be in compliance with Policies S1, S3 and S4 and Policy CH2 of the Adopted Unitary Development Plan.


RECOMMENDATION:


Approve Subject to the following Conditions


1.
Standard Condition A03 Three year time limit


2.
Notwithstanding the sample submitted no development shall be started until samples of the facing materials to be used for the cladding of the flue of the development have been submitted to and approved in writing by the Local Planning Authority. The scheme shall be carried out using the approved materials, unless agreed otherwise in writing by the Local Planning Authority.


3.
The use hereby permitted shall not be operated on Bank Holidays and shall ONLY be operated between the hours of 8:00am and 11:30 Monday to  Thursday, 8:00am to midnight on Fridays and Saturdays and 8:00am to 11:00pm on Sundays.


4.
Standard Condition G12F Provision of bin


(Reasons)

1.
Standard Reason R004B Amenity - area


2.
Standard Reason R004B Amenity - area


3.
Standard Reason R027B Amenity and quietude


4.
Standard Reason R004B Amenity - area


Note(s) for Applicant


1.
The applicant is advised that the requirements of all the conditions precedent must be satisfied prior to the commencement of the development. Failure to satisfy the conditions precedent renders all development unauthorised and unlawful and appropriate action may be taken by the Council.
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